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A

REQUEST AND PROJECT DESCRIPTION

Background

The applicant is requesting Design Review, Critical Areas Land Use Permit
approval, and a Threshold Decision under the State Environmental Policy Act
(SEPA) to construct a 21 unit structure in which the Silverado Memory Care will
operate. The subject site is 35,100 square feet in the Neighborhood Business (NB)
land use district and within Single Family and Multifamily Transition Overlay
Districts. The site contains a steep slope critical area totaling 1,494 square feet.
The applicant is proposing to reduce the buffer from the top of slope from 50 feet
to 10 feet and restore the existing slope and remaining buffer with native
vegetation.

The applicant also requests a Conditional Use Permit (CUP) to operate a memory
care community operated by Silverado Senior Living. The memory care facility is
categorized as an assisted living use in the Land Use Code (LUC). Per the
Residential Land Use Charts under LUC 20.10.440, assisted living facilities require
Conditional Use Permit approval in the NB land use district.

Per LUC 20.25H.255 a Critical Areas Land Use Permit (CALUP) with a Critical
Areas Report is required to modify a steep slope critical area buffer. The Critical
Areas Report is intended to provide flexibility to sites with degraded critical area
functions and values. The Critical Areas Report shall demonstrate the proposal
with the requested modification leads to equivalent or better functions and values
than what would result from application of the standard requirements that protect
steep slopes, slope buffer, and the structure setback.

Review Process

Design Review and Critical Areas Land Use Permit, and SEPA Determination are
all Process |l decisions made by the Director of the Development Services
Department. The process includes public noticing with a minimum 14-day
comment period. The Director’s decision shall be written in a staff report to indicate
whether the application has been approved, approved with conditions, or denied.
The decision will be publicly noticed with a mandatory 14-day appeal period.
Process Il decisions may be appealed by parties of record who submitted
comments on the application. Any appeal submitted shall be heard at a public
hearing before the City Hearing Examiner.

Per the Land Use Code, assisted living facilities such as Silverado Memory Care
require a Conditional Use Permit which is a Process | decision (LUC 20.35.300).
Process | decisions are quasi-judicial decisions made by the Hearing Examiner.
Following the Directors recommendation, a public hearing will be held before the
Hearing Examiner. Following the public hearing, the Hearing Examiner will issue a
written report which will set forth a decision to approve, approve with modifications,
or deny the application. The Hearing Examiners decision is appealable to the City
Council.

Site Design
The proposed development with be accessed via a 26 foot driveway originating at
SE 16t Street at the east side of the northern property line which will be the only
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access to the site. Access to the proposed structure is a short driveway segment
between the existing asphalt edge of SE 16™ Street and the proposed basement
garage. Stormwater runoff from the building and driveway will be collected and
detained in a vault located under the building. Additional landscaping is proposed
to buffer the proposed structure from the neighboring single family and muitifamily
neighborhoods. The vault will connect to the existing storm water system. There is
1,494 square feet of steep slope across the site running east to west. The proposal
includes intensive perimeter landscaping and the retention of all significant trees
within 15 feet from the property lines, and will set aside the area not impacted in the
slope, buffer and structure setback as open space within Native Growth Protection
Easement (NGPE) as mitigation for critical areas disturbance.

See Condition of Approval regarding NGPE in Section IX of this

Report.
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D. Building Design

In response to topography, the structure is sunken and partially recessed into the
slope. The structure is pushed away from the adjacent single family neighborhood
to allow for access and an increased vegetated buffer. The proposed structure will
mimic northwest contemporary residences within the surrounding neighborhood
containing stone, exposed timber, and hardie panels of beiges and green to help
blend the structure naturally into the site and reduce visual impact. Limited entry
is proposed at the primary entrance, and limited use of shed roofs help create a
contemporary look for the project while still being incharacter with the
neighborhood. The proposed structure is 27 feet-7 inches, (maximum height
allowed is 35 feet). This height is consistent with and lower than the maximum
height allowed within the adjacent residential neighborhood.
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View Looking West from SE 16™ Street

. SITE DESCRIPTION, LAND USE CONTEXT ZONING AND CRITICAL AREAS

A. Site Description
This is a 35,100 square foot undeveloped site. The site is mostly square. The site
slopes from east to west with 1,494 square feet of steep slope critical area and x
square feet of top of slope buffer. The site contains 9 trees with a total of 206

diameter inches.
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Aerial Photo/Site Context

Land Use Context and Zoning

The site has a Comprehensive Plan designation of Neighborhood Business (NB)
and lies entirely within Single Family and Multifamily Transition Area Design
Districts. Multifamily uses lie to the immediate south, single family lies to the
immediate east and commercial to the north and west.

Zoning Map

C. Critical Areas

The project has steep slopes and stream critical areas on-site. The Land Use
Code protects critical areas and their important functions and values:

Geologic Hazard Areas

Geologic hazards pose a threat to the health and safety of citizens when
commercial, residential, or industrial development is inappropriately sited in areas
of significant hazard. Some geologic hazards can be reduced or mitigated by
engineering, design, or modified construction practices. When technology cannot
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reduce risks to acceptable levels, building in geologically hazardous areas is best
avoided (WAC 365-190).

Steep slopes may serve several other functions and possess other values for the
City and its residents. Several of Bellevue’s remaining large blocks of forest are
located in steep slope areas, providing habitat for a variety of wildlife species and
important linkages between habitat areas in the City. These steep slope areas
also act as conduits for groundwater, which drains from hillsides to provide a water
source for the City’s wetlands and stream systems. Vegetated steep slopes also
provide a visual amenity in the City, providing a “green” backdrop for urbanized
areas enhancing property values and buffering urban development.

1. CONSISTENCY WITH LAND USE CODE REQUIREMENTS:
A. General Provisions of the Land Use Code

1. Use
Uses are regulated by Sec. 20.10.440 (Use Charts). The assisted living use
proposed for this project is permitted in the NB zone through a CUP.

2. Dimensional Requirements
As conditioned, the proposal meets the dimensional requirements of the
Land Use Code Section 20.20.010 and 20.25B Transition Area Design
Districts.

Table 1 — Dimensional Requirements

BASIC INFORMATION

Zoning District Neighborhood Business
Site Area (Sqft) 35,100 square feet
Critical Area and Buffer (Sqft) 4,494 square feet
Buildable Area (Sqft) 30,606 square feet
Permitted/Required Proposed

15 units/acre per LUC 20.20.010

(15 du/acre x 30,506 sq. ft.

facre) + (15 du/acre x 4‘194 SQ. 21 units under 600 sq. ft. counted
ft. /ac_re X 8 dev/factor) = 11 as a .5 unit each (21 x.5 =10.5) for
dwelling units a total of 10.5 units

Density
*Per footnote (22) Density for senior | Meets LUC requirement
citizen dwelling, congregate care
senior house, and assisted living is
calculated as follows: units less
than 600 square feet count as one-
half and units 600 square feet or
greater count as one unit.
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Lot Coverage 35% of 30,606 SF =10,7012 SF 31% = 10,424 SF
by Structure LUC 20.20.010 _
Meets LUC requirement
i 60% of 35,100 = 21,060 SF 50% = 17,550 SF
Impervious
Surface LUC 20.20.010 Meets LUC requirement
NB in_ Single Family Transition
Setbacks Design District:
. Front: 20 ft. (north)
Front.. e Rear: 60 ft. (south)
Reak «p it Side: 30 ft. (east)
Side: 30 ft. (eastern property line) ' )
LUC 20.20.010 Meets LUC requirement
NB: * 35 feet as measured from
average existing grade
LUC 20.010 Footnote (25) 27 feet- 7 inches
* The maximum height may be
increased to 30 feet only if | The building is designed so that the
residential uses or administrative | lower level meets the building code
office uses are provided on the | definition of basement and is not
second floor, and provided the | considered a story above grade
structure does not exceed two | plane. This includes limiting the
Building stories. Design shall meet the | finished floor surface of the level
Height definition of story pursuant to the | above to no more than 12 feet
International Building Code, Section | above finished ground level at any
202, as adopted and amended by | point and not more than 6 feet
the City of Bellevue. above average grade plane.
* Building height shall be measured
from average existing grade around | See _Condition of Approval
the building to the highest point of a | regarding Building Height in
flat roof or to the mean height | Section IX of this Report.
between the tallest eave and tallest
rdge of a pitched roof. All | Meets LUC requirement
mechanical equipment and
screening shall not exceed the
maximum height permitted above.
Minimum = .5 x 21 units = 12 stalls.
Maximum = 1.5 x 21 units =31.5 15 stalls
Parking stalls Meets LUC requirement
LUC 20.20.590
Street Frontage: 20 foot wide Type | Street Frontage: 20’ wide Type |lI
lil landscaping landscaping
Landscape
Requirements | Interior Property Line Abutting | Interior Property Line Abutting
District Receiving Transition: 20 foot | District Receiving Transition: 20
wide Transition Area Landscape | foot wide Type llI
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Buffer

Interior Property Lines: 8 foot Type
Il landscaping (property lines not
abutting a  district  receiving
transition).

LUC 20.20.520 and 20.25B.

Interior Property Lines (not abutting
a district receiving transition): 8 foot
Type Il landscape buffer.

Meets LUC requirement

Tree
Retention

Site Perimeter: 100% tree retention

Site Interior: 15% of 206 diameter
inches = 30.9 diameter inches

LUC 20.20.900 and 20.25B

All significant trees within 15 feet of
all property lines will be retained.

Site Interior: 170 diameter inches
(85 percent)

Meets LUC requirement

Mechanical
Equipment

Locate on the roof or below grade
and visually screen, unless this
requirement is modified by the City
for projects requiring discretionary
approval per LUC 20.20.525.C.5 &
6.

All mechanical equipment will be
located inside the buildings within
the roof top mechanical wall.

Meets LUC requirements

3.

Landscaping

a.

Tree Retention

As approved, the proposal with retain all significant trees within 15
feet of all property lines. The proposal will also retain 85 percent or
170 diameter inches of the significant trees in the site interior (206
diameter inches). A significant number of the inches to be retained
are located along the eastern property line. As conditioned, the
applicant will provide tree retention in excess of that which is
required to help maintain the existing wooded character and provide
for a vegetated buffer between the proposed development and the
existing single family neighborhood both on the interior and
perimeter of the site.

See Condition of Approval regarding Landscape Plan in Section IX
of this Report.

Perimeter Landscaping

i. Street Frontage
A 20 foot Type lll landscape buffer will be planted along the
entire street frontage property line (SE 16" Street). A design
that includes the following: extensive native landscaping
along the northern property line (80% of the proposed plants
are native) with trees and shrubs and additional landscaping
throughout the site that includes a mix of evergreen and
deciduous material. In addition, the applicant has worked
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with the City of Bellevue to increase the amount of trees
onsite and planting significant native trees, shrubs and
groundcover.

There is an existing irrigation water meter and controller for
Right of Way irrigation along SE 16" Street provided by the
City. Any other irrigation for landscaping on private property
must be on a separate, private service line. Applicant is
required to protect all existing lateral lines, main lines,
sleeving, wiring and components until inspection by Parks
irrigation  staff before moving forward with planned
modifications. Any disruption of existing irrigation function
must be short duration as it supplies other streetscape areas
along SE 16" Street. Damage is to be reported immediately
to the construction inspector for the project.

All irrigation in the ROW shall be schedule 40 pipe, using a
spray system. No drip irrigation allowed in the planting strip.
Applicant shall provide a 6 inch sleeve for irrigation under all
driveway crossings and a 4 inch sleeve under sidewalk
crossings. Irrigation laterals in the Right of Way should be
minimum 1 inch.

See Condition of Approval regarding Landscape Plan,
Maintenance and Right of Way Street Scape in Section

IX of this Report.

Interior Property Lines Abutting Less Intense District

The applicant is proposing 20-foot landscape buffer along the
eastern property line which abuts the R-5 zoning district and
along the southern property line abutting mutli-family which
are both receiving the transition. The approved landscape
buffer shall contain additional plantings to include a minimum
of 5 trees per 1,000 square feet of buffer and include shrubs
and ground cover (no more than 40 percent of the trees are
to be deciduous). The approved buffer meets the Transition
Area Landscape Buffer requirements.

See Condition of Approval regarding Landscape Plan in
Section IX of this Report.

4, Transition Are Design Guidelines (LUC 20.25B)

A. Site Design Guidelines

Vehicular Access

Whenever possible, vehicular access should be designed so
that traffic is not directed through an abutting residential
district of lower intensity.
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il

vi.

Response: Access to the development will be from a single
point of entry off of SE 16" Street. No additional access will
be directed through the residential neighborhood.

Loading and Refuse Collection

Loading and refuse collection areas should be on the side of
a building facing away from an abutting residential district of
lower intensity, but not in a front yard setback.

Response: Garbage and recycling will be located within
the garage with sufficient space to allow for truck turn
around. The applicant has coordinated with Republic
Services to verify turn around space and overhead
clearance for rear loading trucks.

See Condition of Approval regarding Loading and
Refuse Collection in Section IX of this Report.

Tree Retention

In addition to the minimum requirements of LUC 20.20.520,
site development should maximize the retention of existing
significant vegetation in order to soften the visual impact on
adjacent residential uses.

Response: The applicant proposes to retain all significant
trees within 15 feet all property lines. The site interior
contains 206 diameter inches of significant trees. The
applicant is proposing to retain 170 diameter inches or 85
percent. As conditioned, the proposal includes significant
trees, shrubs and ground cover while maintaining the existing
vegetated buffer between the subject site and the
neighboring multifamily and multifamily neighborhoods.

Contextual Compatibility

Surrounding vegetation, topography, street patterns,
parking configuration and building massing should be
considered in order to result in a compatible fit between the
proposed development and existing residential
development.

Response: The proposed building massing, orientation of
the pedestrian and vehicular access off of SE 16" Street and
architectural detailing of the facades are all single family
residential in character. The buildings are designed to fit not
only into the single family and multifamily neighborhoods
around the proposal site but to also minimize massing by
sinking the structure into the slope. The proposed structure
will mimic northwest contemporary residences within the
surrounding neighborhood and exterior materials will include
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stone, exposed timber, and hardie panels of beiges and
green to help blend the structure naturally into the site and
reduce visual impact to surrounding properties. Limited entry
at the primary entrance, and limited use of shed roofs help
create a more contemporary look without being out of
character for the neighborhood. The proposed structure is
approved at 27 feet-7 inches, this height is consistent with,
and lower than the maximum height allowed within the
adjacent residential neighborhood.

B. Building Design Guidelines

Exterior Surfaces

Building surfaces facing abutting residential districts should
be clad with materials which are similar to or compatible with
surrounding uses, and which minimize reflected lights.

Response: The exterior surfaces are similar and in certain
applications superior, to those found in the residential
surrounding neighborhood. They include stone, exposed
beams, hardie panels, and earth-toned colors. None of the
materials are reflective.

Building Fagade

Building facades should incorporate elements such as
stepbacks, offsets, angled facets, deep roof overhangs,
recesses and other architectural features which serve to
break down the scale. The larger the building, the greater
the number and variety of such elements that may be
necessary to achieve the effect of diminishing scale.

Response: The applicant has used architectural modulation
and detailing to create interest and break down the scale of
the building. The applicant has limited the use of shed roof to
provide a more contemporary fagade in line with some of the
exiting new residences in the area.

Roof Form

Pitched roof forms are preferred in order to enhance the
compatibility with nearby residential areas. However, under
certain circumstances, a stepped roof form could achieve a
similar effect.

Response: The pitched roof enhances the compatibility
with the nearby residential areas. All mechanical units will be
served by through wall PTAC’s. The corridors, service, and
amenity spaces will be served by a centrally located HVAC
system. The equipment is intended to be placed in an
approximately 20 foot x 26 foot rooftop equipment well. The
35 foot height limit with bonus is the midpoint of a sloped roof,
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iv.

or top of parapet or flat roof. The final height of the screening
parapet will be adjusted when we have more developed
mechanical plans. As currently designed, the structure has
anticipated a 2 foot 6 inch flat truss at that location, with a 6
foot 8 inch screening parapet on top of that. Given the 35
foot height limit, the parapet could be adjusted to a maximum
height of 8 feet 6 inches and meet the requirement.

See Condition of Approval regarding height in Section
IX of this Report.

Communication Dishes
Communication dishes greater than one meter in diameter
should not be visible from adjacent residential districts.

Response: No communication dishes greater than one
meter in diameter are proposed for this project.

See Condition of Approval regarding Rooftop Equipment
in Section IX of this Report.

Exterior Materials and Colors

Materials and colors used on the building facades should be
compatible with nearby residential buildings and the
surrounding natural environment; however, colors and
materials used for the purpose of accent may be approved.

Response: The applicant proposes beige and green hardie
panel siding along with stone and exposed lumber to be
compatible with surrounding residential structures and to
blend into the vegetated site; thereby reducing the overall
visual impact of the proposal.

5. CRITICAL AREAS REQUIREMENTS LUC 20.25H

Critical Areas Impacts

The site is 35,100 square feet with 4,494 square feet of critical slope and
associated top-of-slope buffer. The applicant is proposing the following
permanent and temporary impacts through a Critical Areas Report.

456 square feet of permanent impact to steep slopes

720 square feet of permanent impact to slope buffer and setback

780 square feet of total temporary impact to steep slopes, buffer, and
setback on the site and within the City right-of-way.

Removal of 2 significant trees
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Conformance with Critical Areas Performance Standards

The City of Bellevue Land Use Code Critical Areas Overlay District (LUC
20.25H) establishes performance standards and procedures that apply to
development on any site which contains in whole or in part any portion
designated as steep slope critical area, buffer, or structure setback through
a critical area report process. The applicant has prepared the following
information related to critical areas on-site:

e Geotechnical Engineering Report by Associated Earth
Sciences dated April 9, 2018

e Critical Areas Report and Habitat Assessment by The Wetland
Resources dated September 24, 2018

The project elements are subject to the requirements found in LUC 20.25H
as specified below:

Performance Standards — Landslide hazards and steep slopes

(LUC 20.25H.125) In addition to generally applicable performance
standards set forth in LUC 20.25H.055 and 20.25H.065, development within
a landslide hazard or steep slope critical area or the critical area buffers of
such hazards shall incorporate the following additional performance
standards in design of the development, as applicable. The requirement for
long-term slope stability shall exclude designs that require regular and
periodic maintenance to maintain their level of function.

A. Structures and improvements shall minimize alterations to the natural
contour of the slope, and foundations shall be tiered where possible to
conform to existing topography;

Response: The structure will include a basement parking garage
daylighting to the east with two residential stories above the ground
surface. Direct impact to the buffer will be limited to construction of the
entrance driveway. By constructing the building in this way, the size of
the driveway is reduced and thus limiting the overall impact to the steep
slope.

B. Structures and improvements shall be located to preserve the most
critical portion of the site and its natural landforms and vegetation;

Response: The driveway design minimizes the size of impact and
therefore preserves the maximum amount of steep slope and
vegetation. The retaining wall and added vegetation will further assist
in stabilizing the slope. The remainder of the development has been
mindful of the site conditions by deepening foundations to create
parking and thereby minimizing the building footprint to avoid further
impacts to the steep slope area.
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C. The proposed development shall not result in greater risk or a need for

increased buffers on neighboring properties;

Response: The proposed development minimizes the risk to
neighboring properties. The location of the building on the west side of
the site allows for over 90 feet of vegetation between the proposed
building and the east property line (down slope). This site design
approach reduces the risk of potential erosion problems affecting
adjacent properties. By maintaining existing vegetation in the steep
slope along with installing mitigation plantings, this project will not
increase the risk of instability of the slope adjacent to the building. By
deepening the foundations for basement construction of the main
structure and entry retaining walls, there will not be increased loads on
the slopes, thus eliminating a greater risk or need for increased buffers.
A retaining wall along the southern facing portion of the driveway will
also reduce impacts to the steep slope in this area. The geotechnical
report also states that the site is not considered a landslide hazard area
due to the dense to very dense glacial till geology of the area that
makes up the slope.

. The use of retaining walls that allow the maintenance of existing natural

slope area is preferred over graded artificial slopes where graded
slopes would result in increased disturbance as compared to use of
retaining wall;

Response: The use of a retaining wall will be confined to the entrance
driveway to avoid further grading into the steep slope and buffer. After
retaining wall installation, the area behind will be planted per the
approved mitigation plan. No grading or artificial slopes are proposed
in the critical areas.

See Condition of Approval regarding Mitigation Plan in Section IX
of this Report.

. Development shall be designed to minimize impervious surfaces within

the critical area and critical area buffer;

Response: The proposed development minimizes impervious surface
within the critical area and buffer by placing the building parallel to the
western property line away from the critical area. In addition, where
critical area is disturbed for driveway, the path that has been clearly
defined with walls and the width is the minimum necessary to
accommodate the required traffic, reducing the need for a more
substantial access driveway.

. Where change outside the building footprint is necessary, the site

retention system should be stepped and regrading should be designed
to minimize topographic modifications. On slopes in excess of 40
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percent, grading for yard area may be disallowed where inconsistent
with this criteria;

Response: The change in grade within the disturbed area has been
clearly defined within the driveway corridor. The walls are located so
there will be minimal disturbance. Stepping the walls within the
driveway location would involve further disturbance and topographic
modification.

. Building foundation walls shall be utilized as retaining walls rather than

rockeries or retaining structures built separately and away from the
building whenever feasible. Freestanding retaining devices are only
permitted when they cannot be designed as structural elements of the
building foundation;

Response: The proposed retaining wall along the driveway will join the
basement garage foundation walls. The remaining portion of the
driveway retaining wall that is freestanding is away from the building
but will provide the required access to the below grade structure.

. On slopes in excess of 40 percent, use of pole-type construction which

conforms to the existing topography is required where feasible. If pole-
type construction is not technically feasible, the structure must be tiered
to conform to the existing topography and to minimize topographic
modification;

Response: Pole-type construction of the driveway is not technically
feasible. The retaining wall varies in height to conform to the
topography. Tiered construction of the retaining wall is not feasible and
will create further disturbance.

On slopes in excess of 40 percent, piled deck support structures are
required where feasible for parking garages over fill-based construction
types; and

Response: The parking garage will be underground and cut into the
lot with the associated driveway entrance cut into the slope. No
construction will be occurring within the steep slope.

. Areas of new permanent disturbance and all areas of temporary

disturbance shall be mitigated and/or restored pursuant to a mitigation
and restoration plan meeting the requirements of LUC 20.25H.210.

Response: The applicant has provided a mitigation plan (see
Attachment 1). As conditioned, the plan meets the requirements of LUC
20.25H.210. As conditioned, the proposal will set aside the remainder of
the slope, buffer and structure setback as open space within Native
Growth Protection Easement (NGPE) as mitigation for critical areas
disturbance.
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See Condition of Approval regarding Mitigation Plan and NGPE in
Section IX of this report.

Performance Standards — Landslide hazards and steep slopes

(LUC 20.25H.145) Modifications to geologic hazard critical areas and critical
area buffers shall only be approved if the Director determines that the
modification:

A.

Will not increase the threat of the geological hazard to adjacent
properties over conditions that would exist if the provisions of this part
were not modified;

Response: Associated Earth Sciences Inc., (AESI), in a report dated
April 9, 2018 (in file) analyzed the site and concluded the site contains
only one steep slope with no landslide hazard. The project design
mitigates for potential landslide risks from critical area impacts by
retaining the majority of vegetation in the slope area, additional
plantings, and placement of a retaining wall along the driveway to
minimize the disturbance of the steep slope area. The slope on-site is
underlain by dense glacial soils making it less prone to seismic
liquefaction.

Will not adversely impact other critical areas;

Response: This project will not adversely impact other critical areas as
none were found immediately adjacent to the site. The slope is found
only on the subject site.

Is designed so that the hazard to the project is eliminated or mitigated
to a level equal to or less than would exist if the provisions of this part
were not modified;

Response: The proposed driveway will be reinforced with a retaining
wall and the surrounding slope will be stabilized with mitigation planting.
The development as approved will not increase the hazard risk to less
than what would exist if the hazard was not modified.

Is certified as safe as designed and under anticipated conditions by a
qualified engineer or geologist, licensed in the state of Washington;

Response: A Geotechnical Engineer for AESI provided
recommendations within their report dated April 9, 2018. These
recommendations shall be included within further grading and building
permits.

See Condition of Approval regarding Geotechnical
Recommendations and Inspection in Section IX of this report.

The applicant provides a geotechnical report prepared by a qualified
professional demonstrating that modification of the critical area or
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critical area buffer will have no adverse impacts on stability of any
adjacent slopes and will not impact stability of any existing structures.
Geotechnical reporting standards shall comply with requirements
developed by the Director in City of Bellevue Submittal Requirements
Sheet 25, Geotechnical Report and Stability Analysis Requirements,
now or as hereafter amended;

Response: A Geotechnical Engineer for AESI provided
recommendations within AES’s report dated April 9, 2018. These
recommendations shall be included within further grading and building
permits.

See Condition of  Approval regarding Geotechnical
Recommendations and Inspection in Section IX of this report.

F. Any modification complies with recommendations of the geotechnical

support with respect to best management practices, construction
techniques or other recommendations; and

Response: A Geotechnical Engineer for AESI provided
recommendations within AES’s report dated April 9, 2018. These
recommendations shall be included within further grading and building
permits.

See Condition of Approval regarding Geotechnical
Recommendations and Inspection in Section IX of this report.

. The proposed modification to the critical area or critical area buffer with

any associated mitigaton does not significantly impact habitat
associated with species of local importance, or such habitat that could
reasonably be expected to exist during the anticipated life of the
development proposal if the area were regulated under this part. (Ord.
5680, 6-26-06, § 3)

Response: A detailed discussion of existing conditions and analysis of
the proposed development can be found in Section 4.0 “Habitat
Assessment” of the Critical Areas Report (in file). To summarize, no
habitat specifically associated with species of local importance was
found. Therefore, no direct or indirect impacts are proposed to any
habitats associated with species of local importance.

V. PUBLIC NOTICE

The City initially notified the public of this proposal on January 17, 2019 with mailed notice
and publication in the Weekly Permit Bulletin. One, double-sided public information sign
was also installed at the site entrance on the same day. In addition, a public meeting was
held January 23, 2019 at Bellevue City Hall. No members of the community attended.
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V.

A.

SUMMARY OF TECHNICAL REVIEWS
Utilities
Surface Water

The Silverado project has proposed under building detention to control runoff from
the site. The detention system can be feasibly constructed to provide runoff control
for the project. The system will connect into the public storm drainage system
located within SE 16th Street. Storm drainage impacts to the site will require the
project to meet thresholds for Department of Ecology minimum requirements 1-9.
The site exceeds thresholds for minimum requirements 1, 2, 4, 5, 7 and 9. The
applicant has proposed detention to mitigate minimum requirement 7 and cannot
feasibly implement minimum requirement 5 because of steep slopes on the site
except for amended soils in landscape areas. Minimum requirement 4 for the
historic flow path will be maintained with the proposed drainage system. Minimum
requirement 1 has been met with the preparation of a stormwater site plan.
Minimum requirement 2 will be covered under a clearing and grading permit.
Connection to the public storm water system will be made in SE 16" Street.

Water

Water is available to the site in SE 16th Street from an 8 inch water main. The
applicant has proposed to connect water meters and fire lines off this main. There
is adequate capacity in the existing 8 inch water main in SE 16" Street to provide
the project domestic, irrigation and fire flow water.

Sewer

Sewer is available to the site from an 8 inch sewer main in SE 16™ Street. The
applicant has proposed to install a new sewer stub, and manhole for connection to
the sewer main located in SE 16™ Street. which has adequate capacity to serve the
site with sewer service.

See Condition of Approval regarding Conceptual Utilities Approval in
Section IX of this Report.

Transportation
Project Summary

The proposed Silverado Memory Care site is located on the south side of SE 16"
Street east of 45" Place SE and West of 144" Avenue SE, shaded in blue below.
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The existing site is vacant. The Silverado Bellevue project proposes to construct a
two story building over one level of basement parking. The proposed Memory
Care facility with 21 units is estimated to generate 9 p.m. peak hour trips.

Multimodal Site Access
Vehicle Access and Loading

The existing site currently has no vehicular access. The proposed vehicular access
to and from the project site will be provided via a new 26 foot commercial driveway
approach onto SE 16™ Street approximately 50 feet from the east property line.
The proposed access will support all vehicular access including deliveries and
garbage to be accommodated on-site without backing onto the public street. On-
street loading will not be allowed or permitted. Truck turning movements for the
garbage truck were verified with AutoTurn diagrams.

Pedestrian Access

The existing pedestrian access is provided to the site through the sidewalk along
SE 16! Street on the north side of the site. The existing sidewalk is approximately
6 feet wide adjacent to the roadway.

The proposed development is required to construct a minimum 8 foot wide
sidewalk, and a minimum 5 foot wide landscape planter between the back of curb
and the sidewalk enhancing pedestrian safety with separation from the roadway.

Near the west property line, an existing Puget Sound Energy (PSE) above ground
vault is located within the path of the proposed sidewalk. The existing PSE vault
will remain in place, and the proposed project will meander the sidewalk to the
south of the PSE vault maintaining the minimum 8 foot wide sidewalk.

Bicycle Access

Existing bicycle facilities on SE 16" Street. are provided by an approximately 5 foot
bicycle lane in the eastbound and westbound directions. No new bicycle
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infrastructure is listed in Bellevue’s plans within the vicinity of the site. No new
bicycle infrastructure will be constructed with this project.

Transit Service Access

King County Metro operates service in the vicinity of the site. The nearest transit
stop is provided on 145" Place SE approximately 400 feet west of the project site
(south of SE 16" Street.). The service provides access to King County Metro
Transit routes 245 and 271. The stop can be reached from the site using the
existing sidewalk.

Sight Distance for Vehicles and Pedestrians

Sight distance for vehicles at the proposed driveway onto SE 16" Street was
evaluated. The right setback line to the east is shown to meet the City’s standards.
The sight distance assessment is documented in the Transportation Impact Study.

The left setback line to the West is shown less than the required sight distance.
The proposed driveway is located on a tangent section of a horizontal curve to the
west.

It is also located on a tangent section of a vertical crest curve to the west, at the
same location of the horizontal curve, and a vertical sag curve to the east. Due to
the site topography, roadway vertical curves and the horizontal curve, the available
sight distance is less than the required sight distance. The driveway location was
evaluated, and it was placed at the location providing the maximum available sight
distance from the site. A design justification will be completed for the project for
deviation from the standards.

Sight distance for pedestrians at the proposed driveways is required to meet the
City's horizontal and vertical standards and will be evaluated during the plan review
to ensure that any proposed landscaping, signage, walls, handrails and street
furnishings are placed to avoid obstruction within the sight lines for pedestrians.

Street Lighting

Street lighting photometric calculations were evaluated by the applicant along SE
16t Street. New street light poles and replacement of existing luminaires with new
LED fixtures will be required to meet the City’s current light level standards.

Transportation Infrastructure

To provide safe pedestrian and vehicular access in the vicinity of the site, and to
provide infrastructure improvements with a consistent and attractive appearance,
the construction of street frontage improvements is required as a condition of
development approval. The design of the improvements must conform to the
requirements of the Americans with Disabilities Act, the Transportation
Development Code (BCC 14.60), and the provisions of the Transportation
Department Design Manual.
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Engineering and construction details must be shown on the civil engineering plans
submitted as part of the clearing and grading permit. The engineering plans shall
be the controlling document on the design of these features; architectural and
landscape plans must conform to the engineering plans. During construction, city
inspectors may require additional survey work at any time to confirm proper
elevations. The building grade and elevations shall be consistent with the curb
and sidewalk grade shown in the approved civil engineering plans.

See Conditions of Approval relating to Civil Engineering Plans -
Transportation Plans — Transportation, Building and Site Plans — in Section

IX of this Report

For the Silverado Memory Care development project, the transportation
infrastructure will include a new driveway approach, curb and gutter, planter strip,
and sidewalk on the SE 16" Street frontage of the site.

Prior to any form of occupancy, completion of the following transportation
infrastructure is required:

1. Construct new minimum 26 foot wide commercial driveway approach for
site access onto SE 16" Street at the location required to maximize the
sight distance. An approved Design Justification is required prior to
completion of the project.

2. Construct new standard concrete curb and gutter along the development
frontage to replace the existing concrete curb and gutter.

3. Construct new planter strip along the development frontage with a
minimum width of 5 feet.

4. Construct new sidewalk along the development frontage with a minimum
width of 8 feet.

5. The planter strip shall have spray irrigation, root barrier, street trees and
landscaping.

6. Install street lighting per Bellevue Standards; including new poles, arms,
and fixtures as needed to meet Bellevue’s minimum photometric values.

7. Install City fiber communication vaults, junction boxes, conduits and wiring
per City’s requirements.

8. Any proposed landscaping, signage, and street furnishings shall be placed
to avoid obstruction within the sight lines for vehicles and pedestrians.

9. All landscape planters shall have irrigation from a private metered water
source unless the City has agreed to accept a new meter or provide water
from an existing City meter.

10. A combined street tree and street light plan is required for review and
approval prior to completion of engineering and landscape plans. The goal
is to provide the optimum number of street trees while not compromising
the light and safety provided by streetlights. Street trees and streetlights
must be shown on the same plan sheet with the proper separation
(generally 25 ft. apart) and the proper spacing from driveways (ten feet from
Point A in standard drawing SW-140-1 or equivalent).

11. The Americans with Disabilities Act (ADA) requires that sidewalk cross
slopes not exceed two percent. The sidewalk cross slope may be less than
two percent only if the sidewalk has a longitudinal slope sufficient to provide
adequate drainage. Bellevue’s standard for curb height is six inches,
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12.

13.

14.

15.

16.

except where curb ramps are needed. The engineering plans must comply
with these requirements, and must show adequate details, including spot
elevations, to confirm compliance. New curb and sidewalk shall be
constructed in compliance with these requirements. Building elevations
shall be consistent with the required curb and sidewalk elevations. Spot
elevations must be included in the building plans in a manner that proves
that building elevations are designed to correspond to the sidewalk
elevations shown in the engineering plans, especially at entrances and
other key points. Curb and sidewalk elevations will not be revised to fit the
building, and city inspectors may require spot surveys during construction
in order to confirm the required elevations.

ADA also requires provision of a safe travel path for visually handicapped
pedestrians. Potential fripping hazards are not allowed in the main
pathway. Any planter boxes installed in the sidewalk to improve pedestrian
sight distance at driveways must be designed to reduce the tripping
potential and must not extend more than two feet into the public sidewalk.
Traffic signal controller boxes and streetlight contactor cabinets must be
located so as not to interfere with the main pedestrian path. Buildings shall
be designed so that doors do not swing out into the pedestrian path.
Installation of colored or textured bands to guide pedestrians in the
direction of travel is advisable, subject to the requirements for non-standard
sidewalk features. ADA-compliant curb ramps shall be installed where
needed, consistent with City and Washington State Department of
Transportation (WSDOT) standard drawings. If such standards cannot be
met, then deviation from standards must be justified on a Design
Justification Form to be filed with the City of Bellevue Transportation
Department.

The new landscaping planter strip within the sidewalk along the public road
shall be irrigated with a private metered water source. Electrical
connections for lighting in planter strips may be allowed, if installed in
compliance with the electrical code and subjected to an electrical
inspection. Irrigation devices and electrical components shall not create a
tripping hazard in the sidewalk. Installation of the proposed planter shall
include a spray irrigation system, soil preparation, root barrier and
plantings. Root barrier and soil preparation are described in Standard
Drawing SW-130-1. Landscaping in the right-of-way shall be maintained by
the abutting property owner(s) unless maintenance has been accepted by
the city.

The design and appearance of the sidewalk and landscaping shall comply
with the standards and drawings in the Transportation Department Design
Manual. The sidewalk shall be constructed of standard concrete with a
broom finish and a 2 ft. by 2 ft. score pattern, unless both the Transportation
Department and the Development Services Department agree to accept
any non-standard pattern, color, or other features.

Any non-standard features or vegetation shall not create a sight obstruction
within any required sight triangle, shall not create a tripping or slipping
hazard in the sidewalk, and shall not create a raised fixed object in the
street’s clear zone. The materials and installation methods must meet
typical construction requirements.

To the extent feasible, no new utility vaults that serve only one development



Silverado Memory Care
18-126959-LB, 18-126958-LD 18-126964-LO
Page 23 of 50

will be allowed within a public sidewalk. Vaults serving a broader public
purpose may be located within a public sidewalk. To the extent feasible,
no utility vaults may be located within the primary walking path in any
sidewalk.

17. No fixed objects, including fire hydrants, trees, and streetlight poles, are
allowed within ten feet of a driveway edge, defined as Point A in standard
drawing SW-140-1 or equivalent. Fixed objects are defined as anything
with breakaway characteristics greater than a four-inch by four-inch
wooden post.

18. No new overhead utility lines will be allowed within or across any right of
way or sidewalk easement, and existing overhead lines must be relocated
underground.

See Conditions of Approval regarding Transportation Infrastructure and
Street Development Requirements and Street Frontage Improvements in
Section IX of the Report.

Easements
The applicant shall provide sidewalk and utility easements to the City as needed
to encompass the full required width of any sidewalks along SE 16" Street.

The applicant shall provide easements to the City for location of signal, street light,
and fiber facilities consisting of above-grade boxes and/or below-grade vaults
between the building and sidewalk within the landscape area on the frontage.
Transformers and utility vaults to serve the building shall be placed inside the
building or below grade, to the extent feasible.

See Conditions of Approval regarding Existing Easements, Easements for
Signal Control, Street Light Boxes, Vaults and Sidewalk/Utility Easements in

Section IX of this Report.

Use of the Right-of-Way (ROW) During Construction

Applicants often request use of the right of way and of pedestrian easements for
materials storage, construction trailers, hauling routes, fencing, barricades, loading
and unloading and other temporary uses as well as for construction of utilities and
street improvements. A Right of Way Use Permit for such activities must be
acquired prior to issuance of any construction permit including demolition permit.
Sidewalks may not be closed except as specifically allowed by a Right of Way Use
Permit.

See Condition of Approval regarding Right of Way Use Permit in Section IX
of this Report.

Pavement Restoration

The City of Bellevue has established the Trench Restoration Program to provide
developers with guidance as to the extent of resurfacing required when a street
has been damaged by trenching or other activities. Under the Trench Restoration
Program, every street in the City of Bellevue has been examined and placed in
one of three categories based on the street’s condition and the period of time since
it has last been resurfaced. These three categories are, “No Street Cuts
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Permitted,” “Overlay Required”, and “Standard Trench Restoration.” Each
category has different trench restoration requirements associated with it. Damage
to the street can be mitigated by placing an asphalt overlay well beyond the limits
of the trench walls to produce a more durable surface without the unsightly
piecemeal look that often comes with small strip patching.

Near the development site, SE 16th Street is classified as Grind and Overlay
required. Should street cuts prove unavoidable or if the street surface is damaged
in the construction process, a half-street or full-street (depending on the extent of
street cuts or damage) grind and overlay will be required for a minimum of 50 ft.

See Condition of Approval regarding Pavement Restoration in Section IX of
this Report.

Fire

The Bellevue Fire Department Fire Prevention Division has reviewed the submittal
in accordance with the 2015 International Fire Code, 2015 International Building
Code, City of Bellevue requirements, and good fire protection practices. This
review was based upon, and limited to, the information presented on drawings
and/or materials received in our office. The Fire Department has reviewed this
application. The proposal generally conforms to the Fire Code requirements for
site circulation and access. Final review and approval will occur through the
associated building permits for this proposal. As conditioned, Fire staff found no
issues with the proposed development.

See Conditions _of Approval regarding Site Circulation, Sprinkler
Requirements and Alarm Systems, Carbon Monoxide Alarms, Key-Box
Access and Extinguishing Systems in Section IX of this report.

Clear and Grade

The Clearing and Grading Division of the Development Services Department has
reviewed the proposed development for compliance with Clearing and Grading
codes and standards. As conditioned, Clearing and Grading staff found no issues
with the proposed development.

See Conditions of Approval regarding Geotechnical Review and Inspection,
Storm Water Pollution and Rainy Season Restrictions in Section IX of this

Report.
STATE ENVIRONMENTAL POLICY ACT (SEPA)

Environmental review is required for the proposal under the State Environmental
Policy Act (SEPA), Chapter 43.21C RCW and Washington Administrative Code
(WAC) 197-11, and the City’s Environmental Procedures Code, Chapter 22.02 of
the Bellevue City Code (BCC). The Environmental Checklist together with
information provided below (and in the official file) adequately discloses expected
environmental impacts associated with the proposed Design Review
approval. The environmental review indicates no probability of significant adverse
environmental impacts occurring as a result of the proposal. The Environmental
Checklist submitted with the application adequately discloses expected
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environmental impacts associated with the project. City codes and requirements,
including the Clear and Grade Code, Utility Code, Land Use Code, Noise
Ordinance, Building Code and other construction codes adequately mitigate
expected environmental impacts. Therefore, issuance of a Determination of Non-
Significance is the appropriate threshold determination under the State
Environmental Policy Act requirements.

Adverse impacts which are less than significant are usually subject to City Codes
or Standards which are intended to mitigate those impacts. Where such impacts
and regulatory items correspond, further documentation is not necessary. For
other adverse impacts which are less than significant, Bellevue City Code Sec.
22.02.140 provides substantive authority to mitigate impacts disclosed through the
environmental review process.

A. EARTH AND WATER

The submitted geotechnical reports by Associated Earth Sciences found a surficial
layer of duff, root mat and organic rich topsoil which ranged from three to three
and a half feet thick. Immediately below the surficial duff and topsoil exists silty
sand with gravel which is interpreted to be lodgment till. The geotechnical engineer
found no seepage of ground water on-site and there are no water features on the
site. The project will be required to comply with all erosion and sediment control
BMPs and the Clearing and Grading code requirements as part of future
development permits.

B PLANTS AND ANIMALS

Construction will require removal of 23 significant trees as discussed in this report.
The area outside of the developed footprint and parking lot is proposed to be
restored with vegetation per the submitted mitigation plan and landscaping plan.
As noted, the landscaping plan is required to be incorporated into the mitigation
plan and include all native vegetation.

C. TRANSPORTATION

Long Term Impacts and Mitigation

The City has prepared a traffic forecasting model for the 2030 horizon year to
assess cumulative impacts that may result from growth and development during
that period. This modeling analysis is based on a projected land use scenario and
improvements to the transportation system that would occur during this time
period.

Under the level of service standard detailed in the Transportation Code, the City is
divided into 14 Mobility Management Areas (MMAs), each with an area average
standard and a congestion management standard. The traffic modeling shows
that all of the MMAs would meet both standards. This project proposes to add a
net increase of 21 dwelling units of Assisted Living in MMA 9, East Bellevue. This
level of development is within the assumptions of the City’s traffic modeling and
does not require additional mitigation.
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In addition, traffic impact fees are used by the City to fund street improvement
projects to alleviate traffic congestion caused by the cumulative impacts of
development throughout the City. Payment of the transportation impact fee, as
required by Chapter 22.16 BCC, contributes to the financing of transportation
improvement projects in the current adopted Transportation Facilities Plan, and is
considered to be adequate mitigation of long-term traffic impacts. Fee payment is
required at the time of building permit issuance. Impact fees are subject to change
and the fee schedule in effect at the time of building permit issuance will apply.

See Condition of Approval regarding Impact Fees in Section IX of this
Report.

Mid-Range Impacts and Mitigation

Project impacts anticipated to occur in the next six years are assessed through a
concurrency analysis. The Traffic Standards Code (BCC 14.10) requires that
development proposals generating 30 or more new p.m. peak hour trips undergo
a traffic impact analysis to determine if the concurrency requirements of the State
Growth Management Act are maintained.

The Silverado Bellevue development will generate 9 new p.m. peak hour trips;
therefore, concurrency is not required for this project.

Short Term Operational Impacts and Mitigation

A traffic impact analysis (TIA) memorandum dated September 6, 2019, was
prepared for this project by TENW. The TIA included assessment of the forecasted
trip generation, site access, sight distance for vehicles and pedestrian, and truck
turning movements. With 9 new p.m. peak hour trips, no short-term traffic impacts
are expected, and no additional traffic mitigation is required. Frontage
improvements are required on SE 16" Street, which will include the installation of
new sidewalk and planter strip to improve pedestrian access to the development.

D. Noise
Exterior Noise

As conditioned, short term impacts related to noise generation as a resulit of the
construction will be minimized. Normal hours for allowed generation of noise
related to construction are from 7:00 am to 6:00 pm Monday through Friday and
9:00 am to 6 pm on Saturday. Exceptions to the construction noise hour limitation
contained in the Noise Control Code MAY NOT be granted pursuant to
9.18.020C.1 & 2. However, prolonged exposure to noise created by extended hour
construction activity is likely to have a significant impact of inhabitants of
surrounding commercial and residential properties during the proposed timeline for
construction. If expanded hours are necessary to accommodate a specific
component of construction, a noise permit shall be required for exemption from the
Noise Control Code must be submitted in advance of the scheduled onset of
extended hour construction activity. In accordance with Bellevue City Code —BCC
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VIL.

9.10 Noise Control, the City will only be providing construction noise exemptions
for the following work:

e Work in the ROW and essential public facilities (i.e., Water
connections that require a main shut off are required to be done at
night by the Utility Dept., public school construction)

e Work to accommodate transportation mitigation
Required evening haul routes

Work that has been previously determined by sound level monitoring to not exceed
the maximum permissible noise levels. Utility/site work on private projects/property
is not essential public facilities.

See Condition of Approval regarding Noise in Section IX of this Report.

Interior Noise Levels

The Bellevue City Code, BCC 9.18 limits interior noise levels within residential
structures to 40 dBa in sleeping areas and 45 dBa in non-sleeping areas. Special
construction is generally necessary to meet these thresholds. Prior to the issuance
of any occupancy permits, the applicant shall verify that this threshold has been
met.

See Condition of Approval regarding Interior Noise in Section IX of this
Report.

CHANGES TO THE PROPOSAL RESULTING FROM CITY REVIEW

. Transportation

During Predevelopment Services review, the applicant was required to move the
proposed driveway to its existing location within the slope. This location is required
based on Transportation site distance and performance standards. No other
location was feasible.

DECISION CRITERIA

A. Design Review: )

The Director may approve, or approve with modifications, an application for Design
Review if the proposal fulfils the Design Review Decision Criteria in LUC
20.30.F.145:

1. The proposal is consistent with the Comprehensive Plan.

The project is consistent with the Comprehensive Plan’s Urban Design
Element. The proposed development supports the following Subarea and
Comprehensive Plan Policies:

Comprehensive Plan
The site is designated NB (Neighborhood Business) in the Comprehensive
Plan and lies within the Single Family and Multifamily Residential Transition
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Area Design Districts in the Southeast Bellevue Subarea of the Bellevue
Comprehensive Plan.

Southeast Bellevue Subarea Policies:

Policy S-SE-2: Enhance or improve the existing residential character through
landscaping, building orientation, and building design for all new development
and physical improvements.

Policy S-SE-7: Expand uses in neighborhood commercial districts to better
serve the needs of surrounding neighborhoods by allowing for a variety of
retail, office, and residential uses; provided that the character and level of
development is of a low intensity which is compatible with the adjacent
residential districts.

Response: The site is zoned NB within the Southeast Bellevue
Subarea of the Comprehensive Plan. The proposal will also utilize the existing
vegetation and maintain an increased vegetated buffer between the proposed
development and the existing single family neighborhood.

The proposed development will be limited to senior housing and will result in a
lower impact than if the site where to be developed as fully commercial and will
help bridge the existing single family neighborhood to the east with the
commercially zoned to the west. The approved structure will be residential in
both design and site development to mimic the surrounding neighborhood.

Housing Policies:

Policy HO-19: Support housing options, programs, and services that allow
seniors to stay in their homes or neighborhood. Promote awareness of
Universal Design improvements that increase housing accessibility.

Policy HO-20: Encourage a range of housing types for seniors affordable at
a variety of income levels.

Response: The site is underutilized as an undeveloped lot in the NB land use
district. The proposed development is surrounded by existing multifamily,
commercial and single family development. The proposed use and design is
compatible with the design of the surrounding built environment while providing
additional housing options for seniors.

2. The proposal complies with the applicable requirements of this Code.

As conditioned, the proposal complies with applicable requirements of the
Land Use Code as discussed in Section Il of this report.

3. The proposal addresses all applicable design guidelines or criteria of this
Code in a manner which fulfills their purpose and intent.
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As conditioned, the proposal complies with the Development Standards (LUC
20.25B.040) and Design Guidelines for development in a Transition Area
Design District (LUC 20.25B.050). Refer to Section IlI of this report for how
the proposal has met the Development Standards.

4. The proposal is compatible with, and responds to, the existing or
intended character, appearance, and quality of development and physical
characteristics of the subject property and immediate vicinity.

By creating structures that are sunk into the natural slope and screened with
increased vegetation the buildings will appear smaller in scale from the
neighboring single family neighborhood. With the application of rich
architectural detail, the proposed building is compatible with the surrounding
neighborhood and will fit well within the greater single family and multifamily
residential context.

5.The proposal will be served by adequate public facilities including
streets, fire protection, and utilities.

All required public services and facilities are available to the site. The site has
direct access to a major arterial (SE 16" St) which has capacity to carry the
additional traffic expected to be attributed to the proposal (Traffic Study in
project file). City water and sewer services are available to the site. The new
driveway will provide fire truck access to the site.

B. Critical Areas Report — Decision Criteria (LUC 20.25H.255):

Decision Criteria — Proposals to Reduce Regulated Critical Area Buffer.
The Director may approve, or approve with modifications, a proposal to
reduce the regulated critical area buffer on a site where the applicant
demonstrates:

1. The proposal includes plans for restoration of degraded critical area or
critical area buffer functions which demonstrate a net gain in overall
critical area or critical area buffer functions;

The applicant submitted a geotechnical report prepared by AESI which
concludes that the steep slope is generally stable and adequate for the proposed
development. The report states that the potential for slides is negligible provided
the recommendations of the reports dated April 9, 2018 are followed during site
clearing and construction. The applicant also submitted a Critical Areas Report
dated September 24, 2018 which assessed impacts to the slope, habitat and
buffer areas.

The proposed mitigation will improve water quality, hydrology, and slope stability
functions of the on-site critical areas. The existing invasive plants on the site will
be removed and replaced with native vegetation which will have better aerial
coverage and root systems to protect slopes and intercept water. The vegetation
will also improve habitat quality over what is existing onsite. .
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2. The proposal includes plans for restoration of degraded critical area or
critical area buffer functions which demonstrate a net gain in the most
important critical area or critical area buffer functions to the ecosystem in
which they exist;

The goal of the proposed mitigation is to improve overall habitat function over
what is existing onsite, primarily through removal of invasive and noxious species
and replanting with appropriate native species. The applicant will be required to
restore all areas of temporary disturbance and will be restoring the modified buffer
and structure setback back with a three tiered mitigation plan which will result in
a net gain over existing conditions.

See Condition of Approval regarding Mitigation Plantings in Section IX of
this Report.

3. The proposal includes a net gain in stormwater quality function by the
critical area buffer or by elements of the development proposal outside of
the reduced regulated critical area buffer;

All storm water from surfaces will be directed into collection systems. The
vegetation remaining on the site will be enhanced through mitigation planting that
will increase vegetation cover and quality that will improve storm water functions.

4. Adequate resources to ensure completion of any required restoration,
mitigation and monitoring efforts;

Maintenance and monitoring is required for five years and is included as part of
the critical areas report. A separate maintenance and monitoring plan will be
required to be submitted as part of the clearing and grading permit for the project.
An installation and assurance device will be required prior to clearing and grading
permit issuance and a maintenance assurance device required prior to occupancy
approval of the building that will be held for the five-year maintenance period. The
amounts of the devices will be based on cost estimates for installation and
monitoring provided at clearing and grading permit submittal. Copies of the
monitoring reports will be submitted annually to the City

See Condition of Approval regarding Maintenance Device in Section IX of
this Report.

5. The modifications and performance standards included in the proposal
are not detrimental to the functions and values of critical area and critical
area buffers off-site; and

There are no off-site critical area and critical area buffers. As discussed in Section
Il of this report, the applicable performance standards of LUC Section 20.25H are
being met. The proposed mitigation will improve the functions of the steep slope
on the site be removing invasive species and replanting to increase coverage by
trees, shrubs, and ground cover. The proposed mitigation will improve habitat and
slope stability functions.
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6. The resulting development is compatible with other uses and development
in the same land use district. (Ord. 5680, 6-26-06, § 3)

The proposed development is compatible with the surrounding multifamily,
residential and commercial land use districts. The proposal is also compatible with
the adjacent single family neighborhood and it meets the Transition Area
requirements of LUC 20.25B and also provides an increased vegetated buffer
between the existing single family homes and the proposed development

C. Critical Areas Land Use Permit — Decision Criteria (LUC 20.30P.140):
The Director may approve, or approve with modifications, an application for a Critical
Areas Land Use permit if:

1. The proposal obtains all other permits required by the Land Use Code;
and

The proposal will be required to obtain all application building permits prior to
construction. Plans submitted for the development permits must reflect the plans
reviewed under this approval.

See Condition of Approval regarding Building Permits in Section IX of this
Report.

2. The proposal utilizes to the maximum extent possible the best available
construction, design and development techniques which result in the least
impact on the critical areas and critical area buffer; and

The project shall be constructed and inspected by the Engineer of Record to verify
implementation of the recommended procedures and practices in the
geotechnical report found in the reports prepared by prepared by AESI, on April
9, 2018. A report verifying implementation of inspection shall be submitted to
Leah Chulsky prior to receipt of Temporary Certificate of Occupancy.

See Condition of Approval regarding Geotechnical Review and Inspection
in Section 1X of this Report.

3. The proposal incorporates the performance standards of Part 20.25H
LUC to the maximum extent applicable; and

The proposal, as approved meets all applicable performance standards of Part
20.25H LUC. See Section Il of this report for discussion.

4, The proposal is served by adequate public facilities including streets, fire
protection, and utilities; and

All required public services and facilities are available to the site. The site has
direct access to a major arterial (SE 16" Street) which has capacity to carry the
additional traffic expected to be attributed to the proposal (Traffic Study in project
file). City water and sewer services are available to the site. The new driveway
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will provide fire truck access to the site.

5. The proposal includes a mitigation or restoration plan consistent with
the requirements of LUC 20.25H.210; except that a proposal to modify or
remove vegetation pursuant to an approved Vegetation Management Plan
under LUC 20.25H.055.C.3.i; and

The proposal includes a mitigation plan that meets the requirements of LUC
20.25H.210. A final mitigation plan must be included with all subsequent
construction permit applications. An installation and maintenance surety is
required and the proposed planting will be monitored for 5 years.

See Condition of Approval regarding Mitigation Planting and Maintenance
in Section IX of this Report.

6. The proposal complies with other applicable requirements of this code.

As discussed in this report, the proposal complies with all other applicable
requirements of the Land Use Code. The proposal complies with all other
applicable code requirements as approved or conditioned. Per LUC 20.30P.170,
the applicant is required to provide hold harmless agreement prior to construction
permit issuance.

See Condition of Approval regarding Hold Harmless Agreement in Section
IX of this Report.

D. Conditional Use Permit — Decision Criteria (LUC 20.30B.140):
The Director may approve, or approve with modifications an application for Conditional
Use Permit if:

1. The conditional use is consistent with the Comprehensive Plan.
The proposed development supports the following Subarea and Comprehensive
Plan Policies:

Comprehensive Plan

The site is designated NB and lies within the Southeast Bellevue subarea of the
Bellevue Comprehensive Plan. The Comprehensive Plan designation for this
property is NB.

Land Use Element:

Policy LU-14: Protect residential areas from the impacts of nonresidential uses
of a scale not appropriate to the neighborhood

Policy LU-19: Support mixed residential/commercial development in all
Neighborhood Business and Community Business land use districts in a manner
that is compatible with nearby uses.
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Southeast Bellevue Subarea Policies:

Policy S-SE-2: Enhance or improve the existing residential character through
landscaping, building orientation, and building design for all new development
and physical improvements.

Policy S-SE-7: Expand uses in neighborhood commercial districts to better serve
the needs of surrounding neighborhoods by allowing for a variety of retail, office,
and residential uses; provided that the character and level of development is of a
low intensity which is compatible with the adjacent residential districts.

Response: The site is zoned NB within the Southeast Bellevue Subarea of the
Comprehensive Plan. The proposal will also utilize the existing vegetation and
maintain an increased vegetated buffer between the proposed development and
the existing single family neighborhood.

The proposed development will be limited to senior housing and will result in a
lower impact than if the site where to be developed as full commercial and will
help bridge the existing single family neighborhood to the east with the
commercially zoned to the west. The approved structure will be residential in both
design and site development to mimic the surrounding neighborhood.

2. The design is compatible with and responds to the existing or intended
character, appearance, quality of development and physical characteristics
of the subject property and immediate vicinity.

The proposed building massing, orientation of the pedestrian and vehicular
access off of SE 16th Street and architectural detailing of the facades are all
single family residential in character. The buildings are designed to fit not only
into the single family and multifamily neighborhoods around the proposal site but
to also minimize massing by sinking the structure into the slope. The proposed
structure will mimic northwest contemporary residences within the surrounding
neighborhood containing stone, exposed timber, and hardie panels of beiges and
greens to help blend the structure naturally into the site and reduce visual impact.
Limited storefront at the primary entrance, and limited use of shed roofs help
create a more contemporary look without being out of character for the
neighborhood. The proposed structure is at 27 feet- 7 inches is consistent with
and lower than the maximum height allowed within the adjacent residential
neighborhood.

3. The conditional use will be served by adequate public facilities including
public streets, fire protection and utilities.

All required public services and facilities are available to the site. The site has
direct access to a major arterial (SE 16" Street) which has capacity to carry the
additional traffic expected to be attributed to the proposal (Traffic Study in project
file). City water and sewer services are available to the site. The new driveway
will provide fire truck access to the site.

4. The conditional use will not be materially detrimental to uses or property
in the immediate vicinity of the subject property.
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The proposed development will be limited to senior housing and will result in a
lower impact than if the site where to be developed as fully commercial and will
help bridge the existing single family neighborhood to the east with the
commercially zoned to the west. The approved structure will be residential in both
design and site development to mimic the surrounding neighborhood and will not
be materially detrimental to uses or property in the surrounding vicinity.

5. The conditional use complies with the applicable requirements of the
Land Use Code.

As conditioned the Conditional Use complies with all applicable Land Use Code
requirements as discussed in Section Ill above. Per LUC 20.20.440 footnote (4),
for senior housing, an agreement must be recorded with the King County
Recorder’s Office, or its successor agency, and filed with the Bellevue City Clerk,
restricting senior citizen dwellings, congregate care senior housing, or assisted
living to remain for the life of the project.

See Condition of Approval regarding Senior Housing Agreement in
Section IX of this Report.

Vill. DECISION

After conducting the various administrative reviews associated with the proposal, including
applicable Land Use consistency and City Code & Standard compliance reviews, the
Development Services Department Director does hereby APPROVE WITH CONDITIONS
the Design Review and Critical Areas Land Use Permit approvals for Silverado Memory
Care Proposal. Approval of these Permits does not constitute a permit for
construction. A building permit, clear and grade permit, and/or utility permit is
required and all plans are subject to review for compliance with applicable City of
Bellevue codes and standards.

Note- Expiration of Approval: In accordance with LUC 20.30P.150 a Critical Areas Land
Use Permit automatically expires and is void if the applicant fails to file for a building permit
or other necessary development permits within one year of the effective date of the
approval.

Note - Vested Status of Design Review Approval: The vested status of the Design
Review approval shall expire two years from the date of the City’s final decision, unless a
completed building permit application is filed before the end of the two year term. Upon
issuance of a building permit, the vested status of a land use permit approval shall be
automatically extended for the life of the project.

After conducting the various administrative reviews associated with this proposal,
including Land Use consistency and City Code and Standard compliance reviews, the
Director of the Development Services Department does hereby RECOMMEND
APPROVAL WITH CONDITIONS of the Conditional Use Permit for the Silverado Memory
Care Facility.

Note - Vested Status of CUP Approval: The vested status of the CUP approval shall
expire two years from the date of the City’s final decision, unless a completed building
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permit application is filed before the end of the two year term. Upon issuance of a building
permit, the vested status of a land use permit approval shall be automatically extended for
the life of the project.

IX. CONDITIONS OF APPROVAL:
The following conditions are imposed under authority referenced:
Compliance with Bellevue City Codes and Ordinances

The applicant shall comply with all applicable Bellevue City Codes, Standards, and
Ordinances, including but not limited to:

Applicable Ordinances Contact Person

Clearing and Grading Code- BCC 23.76 Savina Uzunow, 425-452-7860
Construction Codes- BCC Title 23 Nate Tilson, 425-452-6866
Fire Code- BCC 23.11 Glen Albright, 425-452-4270
Land Use Code- BCC Title 20 Leah Chulsky, 425-452-6834
Noise Control- BCC 9.18 Leah Chulsky, 425-452-6834
Sign Code- BCC Title 22B Leah Chulsky, 425-452-6834
Transportation Code- BCC 14.60 Randa Kiakos, 425-452-2569
Right of Way Use Code- BCC 14.30 Tim Stever, 425-452-4294
Utility Code- BCC Title 24 Mark Dewey, 425-452-6179

A. GENERAL CONDITIONS: The following conditions apply to all phases of
development.

1. Utilities Conceptual Approval

Utility Department approval of the design review application is based on the final
conceptual design submitted with this application. Final utility design and
construction approval is not given under this permit. Small changes to the site
layout may be required to accommodate the utilities after utility engineering is
approved. The water, sewer, and storm drainage systems shall be designed per
the current City of Bellevue Utility Codes and Utility Engineering Standards. A
Utility Developer extension agreement will be required as a condition of this permit.
Utilities Department design review, plan approval, and field inspection is performed
under the Utility Developer Extension Agreement (UE). All connection charges will
be due with the Developer Extension Agreement prior to issuance of the permit.
Water, sewer and storm easements will be required as needed.

AUTHORITY: Bellevue City Code Title 24.02, 24.04, 24.06
REVIEWER: Mark Dewey, Utilities Department
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2. Building Permit

Approval of this application does not constitute an approval of a development
permit. A building permit and any other associated development permits are
required. Plans submitted as part of any permit application shall be consistent with
the activity permitted under this approval.

AUTHORITY: Land Use Code 20.30P.140
REVIEWER: Leah Chulsky, Development Services Department

3. Approved Modification

This decision approves the slope buffer modification as identified in the project site
plans to construct a new structure with mitigation (refer to Attachment 1). This
approval does not allow future structures or improvements to be located without
future review and permits.

AUTHORITY: Land Use Code 20.30P.140
REVIEWER: Leah Chulsky, Development Services Department

4. Building Height

The maximum height may be increased to 35 feet only if residential uses or
administrative office uses are provided on the second floor, and provided the
structure does not exceed two stories and meets the requirements of LUC
20.25B.040.2 for allowed height bonus. Design shall meet the definition of story
pursuant to the International Building Code, Section 202, as adopted and amended
by the City of Bellevue.

The building is designed so that the lowest level meets the building code definition
of basement and is not considered a story above grade plane. This includes
limiting the finished floor surface of the level above to no more than 12 feet above
finished ground level at any point and not more than 6 feet above average existing?
grade plane.

Building height shall be measured from average existing grade around the building
to the highest point of a flat roof or to the mean height between the tallest eave
and tallest ridge of a pitched roof. All mechanical equipment and screening shall
not exceed the maximum height permitted above.

AUTHORITY: Land Use Code 20.20.010 Footnote (25)
REVIEWER: Leah Chulsky, Development Services Department

B. PRIOR TO CLEARING & GRADING PERMIT ISSUANCE:
1. Right-of-Way Use Permit
Prior to issuance of any construction or clearing and grading permit, the applicant

shall secure applicable right-of-way use permits from the City’s Transportation
Department, which may include:
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a) Designated truck hauling routes.

b) Truck loading/unioading activities.

c) Location of construction fences.

d) Hours of construction and hauling.

e) Requirements for leasing of right of way or pedestrian easements.

f) Provisions for street sweeping, excavation and construction.

g) Location of construction signing and pedestrian detour routes.

h) All other construction activities as they affect the public street system.

In addition, the applicant shall submit for review and approval a plan for providing
pedestrian access during construction of this project. Access shall be provided at
all times during the construction process, except when specific construction
activities such as shoring, foundation work, and construction of frontage
improvements prevent access. General materials storage and contractor
convenience are not reasons for preventing access.

The applicant shall secure sufficient off-street parking for construction workers
before the issuance of a clearing and grading, building, a foundation or demolition

permit.

AUTHORITY: Bellevue City Code 11.70 & 14.30
REVIEWER: Tim Stever, Transportation Department
2. Civil Engineering Plans — Transportation

Civil engineering plans produced by a qualified engineer must be approved by the
Transportation Department prior to issuance of the clearing and grading permit.
The design of all street frontage improvements and driveway accesses must be in
conformance with the requirements of the Americans with Disabilities Act, the
Transportation Development Code, the provisions of the Transportation
Department Design Manual, and specific requirements stated elsewhere in this
document.

All proposed infrastructure improvements within the right-of-way shall conform to
current WSDOT Standard Specifications for Road, Bridge and Municipal
Construction and to the City of Bellevue Special Provisions (BSP’s).

All relevant standard drawings from the Transportation Department Design Manual
shall be copied exactly into the final engineering plans. Requirements for the
engineering plans include, but are not limited to:

a) Traffic signs and markings.

b) Curb, gutter, sidewalk, intersection, and driveway approach design. The
engineering plans shall be the controlling document on the design of these
features; architectural and landscape plans must conform to the
engineering plans as needed.

c) Curb ramps, crosswalk revisions, and crosswalk equipment such as
pushbuttons.

d) Installation or relocation of streetlights and related equipment.
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e) Undergrounding of existing overhead utility lines, which should be
coordinated with adjacent sites. Transformers and utility vaults to serve the
building shall be placed inside the building or below grade, to the extent
feasible.

f) As part of the traffic signal installation or modifications, the developer must
pay a fee to integrate this signal into the city’s adaptive signal management
system (SCATS). Payment for SCATS is needed at the time the signal is
added to the adaptive signal management system and in no case later than
occupancy of the first building.

g) Sight distance. Show the required sight triangles and include any sight
obstructions, including those off-site. Sight distance triangles must be
shown at all driveway locations and must consider all fixed objects and
mature landscape vegetation. Vertical as well as horizontal line of sight
must be considered when checking for sight distance.

h) Driveway landings on sloping approaches must meet the requirements for
commercial development.

i) Trench restoration within any right of way or access easement.

Construction of all street and street frontage improvements must be completed
prior to closing the clear and grade permit and right of way use permit for this
project. A Design Justification Form must be provided to the Transportation
Department for any aspect of any pedestrian route adjacent to or across any street
that cannot feasibly be made to comply with ADA standards. Design Justification
Forms must be provided prior to approval of the clear and grade plans for any
deviations from standards that are known in advance. Forms provided in advance
may need to be updated prior to project completion. For any deviations from
standards that are not known in advance, Forms must be provided prior to project

completion.

AUTHORITY: Bellevue City Code 14.60; Transportation Department
Design Manual; Americans with Disabilities Act

REVIEWER: Randa Kiriakos, Transportation Department

3. Final Landscape and Irrigation Plan

The Final Landscape and Irrigation Plans shall be submitted with the building
permit application to ensure compliance will all Land Use Code requirements.

Any sleeves for irrigation mainlines shall be placed within the project property lines.
The applicant shall record a copy of the approved project drawings, including the
landscape and irrigation plans, and conditions of this Design Review with the King
Country Division of Records and Elections and with the Bellevue City Clerk.

The location of the refuse area shall be located within the individual garages and
be taken out for pick up day only and then returned to the individual garages.

AUTHORITY: Land Use Code 20.20.520, 20.20.900.G and 20.25B.040.C
REVIEWER: Leah Chulsky, Development Services Department
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4, Pesticides, Insecticides, and Fertilizers

The applicant must submit as part of the required Clearing and Grading Permit
information regarding the use of pesticides, insecticides, and fertilizers in
accordance with the City of Bellevue’s “Environmental Best Management

Practices”.

AUTHORITY: Land Use Code 20.25H.220.H

REVIEWER: Leah Chulsky, Development Services Department
5. Existing Easements

Any utility easements contained on this site which are affected by this development
must be identified. Any negative impact that this development has on those
easements must be mitigated or easements relinquished.

AUTHORITY: Bellevue City Code 14.60.100
REVIEWER: Randa Kiriakos, Transportation Department
6. Easements for Signal Control and Street Light Boxes and Vaults

The applicant shall provide easements to the City for location of signal and street
light facilities such as above-grade boxes and below-grade vaults between the
building and sidewalk within the landscape area.

AUTHORITY: Bellevue City Code 14.60.100

REVIEWER: Randa Kiriakos, Transportation Department

7. Sidewalk/Utility Easements
The applicant shall provide sidewalk and utility easements to the City such that

sidewalks outside of the City right of way along the property frontage are located
within a pedestrian easement area.

AUTHORITY: Bellevue City Code 14.60.100
REVIEWER: Randa Kiriakos, Transportation Department
8. Geotechnical Review

The project geotechnical engineer must review the final construction plans,
including all retaining walls and foundation designs. A letter from the geotechnical
engineer stating that the plans conform to the recommendations in the
geotechnical report and any addendums and supplements must be submitted to
the clearing and grading section prior to issuance of the construction permit.

AUTHORITY: Clearing & Grading Code 23.76.050
REVIEWER: Savina Uzunow, Development Services Department, Clear
& Grading Section
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9. Final Mitigation Planting Area

The reduced geologic hazard critical area requires planting to mitigate the
approved structure setback reduction in accordance with the project mitigation
plan. The applicant shall submit a final planting plan as part of the clear and
grade permit which is consistent with the requirements in this report.

AUTHORITY: Land Use Code 20.25H.220
REVIEWER: Leah Chulsky, Development Services Department

10. Maintenance and Monitoring

The planting area shall be maintained and monitored for 5 years as required by
LUC 20.25H.220. A maintenance surety for the mitigation planting is required
based on 150 percent of the cost estimate for all costs associated with
maintenance and monitoring for 5 years of monitoring, maintenance activity, plant
replacement, contingencies. The amount of the surety is determined by a cost
estimate submitted as part of the clearing and grading permit. The maintenance
surety is required prior final inspection of the clearing and grading permit. Photos
from selected photo points will be included in the monitoring reports to document
the planting. Annual monitoring reports are to be submitted to the Development
Services Department Land Use Division at the end of the growing season by no
later than November 30 for each year monitored. The reports, along with a copy
of the planting plan, can be sent to Leah Chulsky at Ichulsky@bellevuewa.gov or
to the address below:

Development Services Department
City of Bellevue

PO Box 90012

Bellevue, WA 98009-9012

AUTHORITY: Land Use Code 20.30P.140; 20.25H.220
REVIEWER: Leah Chulsky, Development Services Department
1. Installation Device

To ensure the required mitigation and restoration of areas of temporary
disturbance is completed, the applicant shall post an Installation Assurance Device
prior to the building permit or clearing and grading permit issuance. The device
shall be equal to 150% of the value of the approved mitigation. The device will be
released when the applicant demonstrates required mitigation has successfully
been installed.

AUTHORITY: Land Use Code 20.25H.125.J, 20.25H.220, and 20.40.490
REVIEWER: Leah Chulsky, Development Services Department
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12. Hold Harmless Agreement

The applicant shall submit a hold harmless agreement in a form approved by the
City Attorney which releases the City from liability for any damage arising from the
location of improvements within a critical area structure setback in accordance with
LUC 20.30P.170. The hold harmless agreement is required to be recorded with
King County prior to building permit issuance. Staff will provide the applicant with
the hold harmless form.

AUTHORITY: Land Use Code 20.30P.170
REVIEWER: Leah Chuisky, Development Services Department

13. Rainy Season Restrictions

Due to steep slopes on the site, no clearing and grading activity may occur during
the rainy season, which is defined as October 1 through April 30 without written
authorization of the Development Services Department. Should approval be
granted for work during the rainy season, increased erosion and sedimentation
measures, representing the best available technology must be implemented prior
to beginning or resuming site work.

AUTHORITY: Bellevue City Code 23.76.093.A,
REVIEWER: Savina Uzunow, Development Services Department

14. Storm Water Pollution Prevention Plan

To ensure contaminated stormwater or construction-related runoff does not pollute
adjacent surface water; a construction stormwater pollution prevention plan
(CSWPPP) is required. The CSWPPP outline should be generally consistent with
the SWPPP requirements of the National Pollutant Discharge Elimination System
(NPDES) General Storm water Permit for Construction Activities.

AUTHORITY: Bellevue City Code 23.76.
REVIEWER: Savina Uzunow, Development Services Department

15. Transportation infrastructure and Street Development Requirements

The final design of transportation infrastructure improvements shall be approved
by the Transportation Department, including all construction of streets, street
lighting, planter strips, sidewalks, signals, channelization, pedestrian paths and
trails, and bicycle facilities according to the street design standards.

Prior to any form of occupancy, completion of the following transportation
infrastructure is required:

1. Construct new minimum 26 ft. wide commercial driveway approach for site
access onto SE 16™ Street at the location required to maximize the sight
distance. An approved Design Justification is required prior to completion
of the project.
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2.

3.

4.

10.

11.

12.

Construct new standard concrete curb and gutter along the development
frontage to replace the existing concrete curb and gutter.

Construct new planter strip along the development frontage with a
minimum width of 5 ft.

Construct new sidewalk along the development frontage with a minimum
width of 8 ft.

The planter strip shall have spray irrigation, root barrier, street trees and
landscaping.

Install street lighting per Bellevue Standards; including new poles, arms,
and fixtures as needed to meet Bellevue’s minimum photometric values.
Install City fiber communication vaults, junction boxes, conduits and wiring
per City’s requirements.

Any proposed landscaping, signage, and street furnishings shall be placed
to avoid obstruction within the sight lines for vehicles and pedestrians.

All landscape planters shall have irrigation from a private metered water
source unless the City has agreed to accept a new meter or provide water
from an existing City meter.

A combined street tree and street light plan is required for review and
approval prior to completion of engineering and landscape plans. The goal
is to provide the optimum number of street trees while not compromising
the light and safety provided by streetlights. Street trees and streetlights
must be shown on the same plan sheet with the proper separation
(generally 25 ft. apart) and the proper spacing from driveways (10 ft. from
Point A in standard drawing SW-140-1 or equivalent).

The Americans with Disabilities Act (ADA) requires that sidewalk cross
slopes not exceed two percent. The sidewalk cross slope may be less than
two percent only if the sidewalk has a longitudinal slope sufficient to provide
adequate drainage. Bellevue’s standard for curb height is 6 in., except
where curb ramps are needed. The engineering plans must comply with
these requirements, and must show adequate details, including spot
elevations, to confirm compliance. New curb and sidewalk shall be
constructed in compliance with these requirements. Building elevations
shall be consistent with the required curb and sidewalk elevations. Spot
elevations must be included in the building plans in a manner that proves
that building elevations are designed to correspond to the sidewalk
elevations shown in the engineering plans, especially at entrances and
other key points. Curb and sidewalk elevations will not be revised to fit the
building, and city inspectors may require spot surveys during construction
in order to confirm the required elevations.

ADA also requires provision of a safe travel path for visually handicapped
pedestrians. Potential tripping hazards are not allowed in the main
pathway. Any planter boxes installed in the sidewalk to improve pedestrian
sight distance at driveways must be designed to reduce the tripping
potential and must not extend more than two feet into the public sidewalk.
Traffic signal controller boxes and streetlight contactor cabinets must be
located so as not to interfere with the main pedestrian path. Buildings shall
be designed so that doors do not swing out into the pedestrian path.
Installation of colored or textured bands to guide pedestrians in the
direction of travel is advisable, subject to the requirements for non-standard
sidewalk features. ADA-compliant curb ramps shall be installed where
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13.

14.

15.

16.

17.

18.

needed, consistent with City and WSDOT standard drawings. If such
standards cannot be met, then deviation from standards must be justified
on a Design Justification Form to be filed with the Transportation
Department.

The new landscaping planter strip within the sidewalk along the public road
shall be irrigated with a private metered water source. Electrical
connections for lighting in planter strips may be allowed, if installed in
compliance with the electrical code and subjected to an electrical
inspection. Irrigation devices and electrical components shall not create a
tripping hazard in the sidewalk. Installation of the proposed planter shall
include a spray irrigation system, soil preparation, root barrier and
plantings. Root barrier and soil preparation are described in Standard
Drawing SW-130-1. Landscaping in the right-of-way shall be maintained by
the abutting property owner(s) unless maintenance has been accepted by
the city.

The design and appearance of the sidewalk and landscaping shall comply
with the standards and drawings in the Transportation Department Design
Manual. The sidewalk shall be constructed of standard concrete with a
broom finish and a 2 ft. by 2 ft. score pattern, unless both the Transportation
Department and the Development Services Department agree to accept
any non-standard pattern, color, or other features.

Any non-standard features or vegetation shall not create a sight obstruction
within any required sight triangle, shall not create a tripping or slipping
hazard in the sidewalk, and shall not create a raised fixed object in the
street’s clear zone. The materials and installation methods must meet
typical construction requirements.

To the extent feasible, no new utility vaults that serve only one development
will be allowed within a public sidewalk. Vaults serving a broader public
purpose may be located within a public sidewalk. To the extent feasible,
no utility vauits may be located within the primary walking path in any
sidewalk.

No fixed objects, including fire hydrants, trees, and streetlight poles, are
allowed within ten feet of a driveway edge, defined as Point A in standard
drawing SW-140-1 or equivalent. Fixed objects are defined as anything
with breakaway characteristics greater than a four-inch by four-inch
wooden post.

No new overhead utility lines will be allowed within or across any right of
way or sidewalk easement, and existing overhead lines must be relocated
underground.

AUTHORITY: Bellevue City Code 14.60; Transportation Department
Design Manual; Americans with Disabilities Act

REVIEWER: Randa Kiriakos, Transportation Department

16. Maintenance Agreement — Right of Way Streetscape

Prior to the release of the Landscape Maintenance Assurance Device, the
applicant and the City of Bellevue Parks shall enter into an agreement to determine
future maintenance responsibilities for the streetscape and streetscape plantings.
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AUTHORITY: Land Use Code 20.20.520
REVIEWER: Leah Chuisky, Development Services Department

17. Planting — Right of Way Streetscape

1. Planting shall be done according to the Parks and Community Services
Department Environmental Best Management Practices and Design
Standards in place at the time of construction.

2. A Parks Department representative shall be on-site to inspect street
trees prior to planting and at the time of planting to observe the
installation. Contact Parks Department Resource Management at 425-
452-6855 at least 24 hours before planting to schedule the inspection.

AUTHORITY: Land Use Code 20.20.520
REVIEWER: Leah Chulsky, Development Services Department

18. Planting — Right of Way Streetscape

Existing City of Bellevue landscaping and irrigation is present in project area.
Irrigation systems are not included in 811 locates. Contact City of Bellevue Parks
Department before starting work in these areas to coordinate landscape
restoration, ensure impacts to off-site landscapes fed by the irrigation system are
minimized, determine any tree protection needs, and backfill soil is installed per
Parks standards. Protect all existing lateral lines, main lines, sleeving, wiring and
components until inspection by Parks irrigation staff before moving forward with
planned modifications. Any disruption of existing irrigation function must be short
duration as it supplies other streetscape areas along SE 16". Damage is to be
reported immediately to the construction inspector for the project.

AUTHORITY: Land Use Code 20.20.520
REVIEWER: Leah Chulsky, Development Services Department

19. Noise & Construction Hours

The proposal will be subject to normal construction hours of 7 a.m. to 6 p.m.,
Monday through Friday and 9:00 a.m. to 6:00 p.m. on Saturdays, except for
Federal holidays and as further defined by the Bellevue City Code. Proximity to
existing residential uses will be given special consideration. Upon written request
to PCD, work hours may be extended to 10:00 p.m. if the criteria for extension of
work hours as stated in BCC 9.18 can be met and the appropriate mitigation
employed.

The use of best available noise abatement technology consistent with feasibility is
required during construction to mitigate construction noise impacts to surrounding
uses.
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AUTHORITY: Bellevue City Code 9.18.020.C & 9.18.040
REVIEWER: Leah Chulsky, Development Services Department

C. PRIOR TO BUILDING PERMIT ISSUANCE:
1. Transportation Impact Fee

Payment of the traffic impact fee will be required at the time of building permit
issuance. If multiple building permits will be issued, the impact fee will be tied to
the primary above-ground permit. Removal of existing buildings will be eligible for
impact fee credit. Impact fees are subject to change and the fee schedule in
effect at the time of building permit issuance will apply.

AUTHORITY: Believue City Code 22.16
REVIEWER: Randa Kiriakos, Transportation Department

2. Building and Site Plans — Transportation

The building grade and elevations shall be consistent with the curb and sidewalk
grade shown in the approved civil engineering plans. During construction, city
inspectors may require additional survey work at any time in order to confirm
proper elevations. Building plans, landscaping plans, and architectural site plans
must accommodate on-site traffic markings and signs and driveway design as
specified in the engineering plans. Building plans, landscaping plans, and
architectural site plans must comply with vehicle and pedestrian sight distance
requirements, as shown on the engineering plans.

AUTHORITY: Bellevue City Code BCC 14.60.060, 110, 120, 150, 180,
181, 190, 240, 241

REVIEWER: Randa Kiriakos, Transportation Department

3. Geotechnical Inspection

The project geotechnical engineer must provide geotechnical inspection during
project construction, including retaining walls, subgrades for foundations and
footings, and any unusual seepage, slope, or subgrade conditions.

AUTHORITY: Clearing & Grading Code 23.76.050
REVIEWER: Savina Uzunow, Development Services Department,
Clearing & Grading Section

4. Provisions for Refuse and Loading

The property owner shall provide an off-street loading space which can access a
public street. This must include an off-street location for garbage pick-up, which
must be acceptable to the garbage hauler. On-street loading and unloading will not
be permitted.
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AUTHORITY: Land Use Code 20.20.590.K.4; Bellevue City Code
14.60.180
REVIEWER: Randa Kiriakos, Transportation Department
5. Use of Best Available Noise Abatement Technology

The use of best available noise abatement technology consistent with feasibility
is required during construction to mitigate construction noise impacts to
surrounding uses.

AUTHORITY: Bellevue City Code 9.18.020.F
REVIEWER: Leah Chuisky, Development Services Department

D. PRIOR TO ISSUANCE OF ANY OCCUPANY:
1. Landscape Maintenance Assurance Device

File with the Development Services Department a landscape maintenance
assurance device prior to TCO approval for a five year period for 20% of the cost
of labor and materials for all required landscaping. For the purpose of this permit,
maintenance and monitoring shall be completed for a period of five growing
seasons. Release of this assurance device is contingent upon receipt of
documentation reporting successful establishment in compliance with the
mitigation performance standards listed in the project mitigation plan. Land Use
inspection of the planting after 5-years is required to release the surety

AUTHORITY: Land Use Code 20.40.490, 20.25H.125.J and 20.25H.220
REVIEWER: Leah Chulsky, Development Services Department
2. Street Frontage Improvements

All street frontage improvements and other required transportation elements,
including street light and traffic signal revisions, must be constructed by the
applicant and accepted by the Transportation Department inspector. All existing
street light and ftraffic signal apparatus affected by this development, including
traffic controllers, pedestrian signal poles, traffic signal poles, and power sources,
must be relocated as necessary. Existing overhead lines must be relocated
underground. All required improvements must be constructed as per the approved
plans or as per direction of the Transportation Department inspector. Bonding or
other types of assurance devices will not be accepted in lieu of construction, unless
the City requires a delay.

AUTHORITY: Bellevue City Code 14.60; Comprehensive Plan Policy UT-
39; Transportation Department Design Manual Sections;
and Transportation Department Design Manual Standard
Drawings.

REVIEWER: Randa Kiriakos, Transportation Department
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3. Pavement Restoration

Pavement restoration associated with street frontage improvements or to repair
damaged street surfaces shall be provided as follows:

SE 16th Street is classified as Grind and Overlay required. Should street cuts
prove unavoidable or if the street surface is damaged in the construction process,
a half-street or full-street (depending on the extent of street cuts or damage) grind
and overlay will be required for a minimum of 50 feet.

AUTHORITY: Bellevue City Code 14.60. 250; Design Manual Design
Standard #23

REVIEWER: Tim Stever, Transportation Department

4, Geotechnical Recommendations and Inspection:

The project shall be constructed and inspected by the Engineer of Record to verify
implementation of the recommended procedures and practices in the geotechnical
report found in the reports prepared by prepared by AESI, on April 9, 2018. A report
verifying implementation of inspection shall be submitted to Leah Chulsky at
Ichulksy@bellevuewa.gov prior to receipt of Temporary Certificate of Occupancy.

Development Services Department
City of Bellevue

PO Box 90012

Bellevue, WA 98009-9012

AUTHORITY: Land Use Code 20.30P.140
REVIEWER: Leah Chulsky, Development Services Department

5. Sprinklers
The structure shall be provided with an automatic fire sprinkler system in

accordance the International Fire Code as amended by the City of Bellevue. A
permit for the fire system shall be obtained from the Fire Department prior to work

commencing.

AUTHORITY: International Fire Code 903
REVIEWER: Glen Albright, Fire Department
6. Fire Alarm

A fire alarm system installed in accordance with the International Fire Code and
NFPA 72 is required for this structure. Submit revised plans indicating that
deferred submittal will be provided.

AUTHORITY: International Fire Code 907
REVIEWER: Glen Albright, Fire Department
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7. Smoke Alarm

Smoke alarms are required per the International Fire Code in all sleeping rooms
and in the area immediately adjacent to the sleeping rooms.

AUTHORITY: International Fire Code 907
REVIEWER: Glenn Albright, Fire Department
8. Carbon Monoxide Alarm

Carbon monoxide alarms are required in immediately adjacent to all sleeping

rooms.

AUTHORITY: International Fire Code 915
REVIEWER: Glen Albright, Fire Department
9. Key Box Access

A key-box access system shall be provided in accordance with the International
Fire Code. The location and type shall be approved by the Fire department. Submit
revised plans indicating that a Knox box will be provided.

AUTHORITY: International Fire Code 506
REVIEWER: Glen Albright, Fire Department

10. Extinguishing System — Cooking Equipment

Commercial-type cooking equipment shall be protected by an approved automatic
extinguishing system. A permit for the installation of the system shall be secured
from the Fire Prevention Division prior to work commencing.

AUTHORITY: International Fire Code 904.12
REVIEWER: Glen Albright, Fire Department

11.  Senior Housing Agreement

A Senior Housing agreement must be recorded with the King County Recorder’s
Office, or its successor agency, and filed with the Bellevue City Clerk, restricting
senior citizen dwellings, congregate care senior housing, or assisted living to
remain for the life of the project.

AUTHORITY: Land Use Code 20.20.440 footnote (4)
REVIEWER: Leah Chulsky, Development Services Department

12. Native Growth Protection Easement

Record with King County a Native Growth Protection Easement that clearly
delineates the area to be designated as Native Growth Area. A copy of the
recorded Native Growth Protection Area Easement must be submitted to the City
of Bellevue prior to the approval of the TCO.
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AUTHORITY: Land Use Code 20.25H.030.B
REVIEWER: Leah Chulsky, Development Services Department

13. NGPE Boundary Fence and Signage

Prior to final building inspection, the applicant shall perform a field survey of
property boundaries completed by a Washington State Licensed Surveyor. The
boundary of the NGPE shall be identified, fenced, and marked with boundary
signage that states: )
PROTECTED AREA - NO CLEARING
This fence marks the edge of a Native Growth Protection Area.
Disturbance, vegetation removal, or tree removal beyond this fence is
prohibited.

NGPE boundary fencing and signage shall be of permanent construction and shall
be maintained for the duration of the development. Signs must be of size and
location to be visible and the boundary fence shall be a minimum of four feet tall.

AUTHORITY: Land Use Code 20.25H.030
REVIEWER: Leah Chuisky, Development Services Department

14. Exterior Building Lighting

All exterior lighting shall include cut-of shields that prevent light impacts to nearby
developments. Exterior accent lighting shall be adjustable; applicant will work with
planner at TCO to confirm appropriate light levels.

AUTHORITY: Land Use Code 20.25B.050.B
REVIEWER: Leah Chulsky, Development Services Department

15. Rooftop Mechanical Screening

Mechanical equipment which is located on the roof shall be incorporated into the
pitched or stepped roof form, and not appear as a separate penthouse or box. Any
proposed future changes must be approved by Land Use and uphold the intent
and conditions of the original proposal to screen mechanical equipment from
above and street level views.

AUTHORITY: Land Use Code 20.25B.040.E
REVIEWER: Leah Chulsky, Development Services Department

16. Noise Levels/Measurements in Sleeping Areas

Noise levels in sleeping areas shall not exceed 40 dBA. The applicant shall
measure the noise levels in a random sample of the rooms and submit the findings
to the City. If the maximum threshold is exceeded, additional noise mitigation will
be required to meet the threshold prior to the issuance of an Occupancy Permit.
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AUTHORITY: Bellevue City Code 9.18.045B
REVIEWER: Leah Chulsky, Development Services Department

17. Communication Dishes

Communication dishes greater than one meter (3.28 feet) in diameter shall not be
visible from any adjacent residential districts. Communication dishes, antennas
and other building appendages require Land Use Approval. Any proposed future
changes must be approved by Land Use and uphold the intent and conditions of
the original proposal to screen equipment from above and street level views.

AUTHORITY: Land Use Code 20.25B.040.E
REVIEWER: Leah Chulsky, Development Services Department
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DETERMINATION OF NON-SIGNIFICANCE

PROPONENT: Silverado Memory Care
LOCATION OF PROPOSAL: 14341 SE 16th St

DESCRIPTION OF PROPOSAL: Design Review and Critical Areas Land Use Permit approval and
Conditional Use Permit recommendation for a 21 unit memory care facility located within a newly
constructed building. The proposal includes a request to reduce a steep slope critical area buffer.

FILE NUMBERS: 18-126959-LB, 18-126958-LD 18-126964-LO PLANNER: Leah Chulsky

The Environmental Coordinator of the City of Bellevue has determined that this proposal does not have a
probable significant adverse impact upon the environment. An Environmental Impact Statement (EIS) is
not required under RCW 43.21C.030(2)(C). This decision was made after the Bellevue Environmental
Coordinator reviewed the completed environmental checklist and information filed with the Land Use
Division of the Development Services Department. This information is available to the public on request.

J There is no comment period for this DNS. There is a 14-day appeal period. Only persons who
submitted written comments before the DNS was issued may appeal the decision. A written appeal
must be filed in the City Clerk's office by 5:00 p.m. on

= This DNS is issued after using the optional DNS process in WAC 197- 11 -355. There is no further
comment period on the DNS. There is a 14-day appeal period. Only persons who submitted
written comments before the DNS was issued may appeal the decision. A written appeal must be
filed in the City Clerk’s Office by 5 p.m. on 11/7/2019

O This DNS is issued under WAC 197-11-340(2) and is subject to a 14-day comment period from the
date below. Comments must be submitted by 5 p.m. on . This DNS is also subject to
appeal. A written appeal must be filed in the City Clerk's Office by 5:00 p.m. on

This DNS may be withdrawn at any time if the proposal is modified so as to have significant adverse
environmental impacts; if there is significant new information indicating a proposals probable significant
adverse environmental impacts (unless a non-exempt license has been issued if the proposal is a private

project): or if the DNS was procured by misrepresentation or lack of material disclosure.
?)O N, __10/24/2019
Envi@ental Coordinator Date

OTHERS TO RECEIVE THIS DOCUMENT:

4 State Department of Fish and Wildlife / Stewart.Reinbold@dfw.gov; Christa.Heller@dfw.wa.gov;

X state Department of Ecology, Shoreline Planner N.W. Region / Jobu461@ecy.wa.gov; sepaunit@ecy.wa.gov
Xl Army Corps of Engineers Susan.M.Powell@nws02.usace.army.mil

X Attorney General ecyolyef@atg.wa.gov

X] Muckleshoot Indian Tribe Karen.Walter@muckleshoot.nsn.us; Fisheries.fileroom@muckleshoot.nsn.us
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SEPA Environmental Checklist

If you need assistance in completing the checklist or have any questions regarding the environmental
review process, please visit the Land Use Desk in the Permit Center between 8 a.m. and 4 p.m.,
Monday through Friday (Wednesday, 10 to 4) or call or email the Land Use Division at 425-452-4188 or
landusereview@bellevuewa.gov. Assistance for the hearing impaired: Dial 711 (Telecommunications

Relay Service).

Purpose of checklist:
The City of Bellevue uses this checklist to help determine whether the environmental impacts of your

proposal are significant. This information is also helpful to determine if available avoidance,
minimization or compensatory mitigation measures will address the probable significant impacts or if an
environmental impact statement will be prepared to further analyze the proposal.

Instructions for applicants:

This environmental checklist asks you to describe some basic information about your proposal. Please
answer each question accurately and carefully, to the best of your knowledge. You may need to
consult with an agency specialist or private consultant for some questions. You may use “not
applicable” or "does not apply” only when you can explain why it does not apply and not when the
answer is unknown. You may also attach or incorporate by reference additional studies and reports.
Please make complete and accurate answers to these questions to the best of your ability in order to

avoid delays.

The checklist questions apply to all parts of your proposal, even if you plan to do them over a period of
time or on different parcels of land. Attach any additional information that will help describe your
proposal or its environmental effects. The City may ask you to explain your answers or provide
additional information reasonably related to determining if there may be significant adverse impact.

PLEASE REMEMBER TO SIGN THE CHECKLIST. Electronic signatures are also acceptable.

City of Bellevue SEPA Environmental Checklist March 2017 Page 1 of 13
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A. Background [heip]

1. Name of proposed project, if applicable: [help]
Silverado Bellevue

2. Name of applicant: [help]
Wattenbarger Architects

3. Address and phone number of applicant and contact person: [help]
11000 NE 33%@ PL, Bellevue, WA 98004
(425) 453-0606
James Brown

4. Date checklist prepared: [help]
April 16, 2018

5. Agency requesting checklist: [help]
City of Bellevue, Development Services

6. Proposed timing or schedule (including phasing, if applicable): [help]
Construction beginning early 2019 - completion early 2020

7. Do you have any plans for future additions, expansion, or further activity related to or connected
with this proposal? If yes, explain. [help]
No

8. List any environmental information you know about that has been prepared, or will be prepared,
directly related to this proposal. [help]
Geotechnical Report
Critical Area Reconnalssance Report

9. Do you know whether applications are pending for governmental approvals of other proposals
directly affecting the property covered by your proposal? If yes, explain. [help]
No

10. List any government approvals or permits that will be needed for your proposal, if known. [help]
Conditional Use Permit
quldinq Permit . . he { {? ‘ -*

Clearr # Gyude. D an Deed; Crificad OWlen feems

11. Give brief, compléete description ef your proposal, {ncluding the proposed uses and the size of
the project and site. There are several questions later in this checklist that ask you to describe
certain aspects of your proposal. You do not need to repeat those answers on this page. (Lead
agencies may modify this form to include additional specific information on project description.)

[help]
Construction of a (2) story assisted living community over 1
level of daylight basement. The building will contain Z1

sleeping units as well as supporing service and amenity spaces.
The total building footprint is approximately 10,500 SF, and
total building area 1s approximately 29,500 SF.

City of Bellevue SEPA Environmental Checklist March 2017 Page 2 of 13
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12. Location of the proposal. Give sufficient information for a person to understand the precise
location of your proposed project, including a street address, if any, and section, township, and
range, if known. If a proposal would occur over a range of area, provide the range or
boundaries of the site(s). Provide a legal description, site plan, vicinity map, and topographic
map, if reasonably available. While you should submit any plans required by the agency, you
are not required to duplicate maps or detailed plans submitted with any permit applications

related to this checklist. [help]
14641 SE 16th St. Bellevue, WA

B. Environmental Elements [heip]

1. Earth [help]

a. General description of the site: [help] (select one): [IFlat, (Irolling, (lhilly, Xisteep slopes,
Omountainous, other: Click here to enter text.

b. What is the steepest slope on the site (approximate percent slope)? [help]
Approximately 65%.

c. What general types of soils are found on the site (for example, clay, sand, gravel, peat,
muck)? If you know the classification of agricultural soils, specify them and note any
agricultural land of long-term commercial significance and whether the proposal results in

removing any of these soils. [heip]
The site is mantled by 3 feet of duff and organic silty sand,

which overlies a deposit of medium dense to very dense glacial
till consisting of silty sand with gravel. The glacial till
is more than 30 feet thick.

d. Are there surface indications or history of unstable soils in the immediate vicinity? If so,

describe. [help]
There are no visible landslide scarps, slide paths, or erosion

zones on the site or on the adjacent properties.

e. Describe the purpose, type, total area, and approximate quantities and total affected area of
any filling, excavation, and grading proposed. Indicate source of fill. [heip]
Approximately 20,000sf of the site will be graded and

excavated to accommodate the building and driveway.
Approximate earthwork quantities of 5,300cy cut and 200cy fill
(based on basement finish floor of 328.50). Any imported
material for the driveway base, structural fill for the
building and wall, and topsoil for the landscape and seeded
areas will be sourced from an approved local supplier.

f. Could erosion occur as a result of clearing, construction, or use? If so, generally describe.

[help]

Yes, with the extensive grading and utility work required, the

City of Bellevue SEPA Environmental Checklist March 2017 Page 3 of 13
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standard erosion and sediment control BMPs will be needed to
ensure that sediment does not leave the site.

g. About what percent of the site will be covered with,impervious surfaces after project
construction (for example, asphalt or buildings)? [help]
Approximately 46.3% of the site will be covered by impervious

surfaces after the project is complete.

h. Proposed measures to reduce or control erosion, or other impacts to the earth, if any: [help]
A Temporary Erosion and Sediment Control Plan (TESCP) and a

Storm Water Pollution Prevention Plan (SWPPP) will be prepared
for this project. The BMPs included on these plans will be
installed and maintained during construction. A CESCL will be
provided by the contractor during construction to monitor the

storm water runcff. R ‘ _ _ . ‘
Il‘;\EadS mi hg;ft le. 197 ctpphcahd’l
[

- Clear and Grac (odle
2. Air [help]
e 3.

a. What types of emissions to the air would result from the proposal during construction,
operation, and maintenance when the project is completed? If any, generally describe and
give approximate quantities if known. [help]

Limited emissions related to vehicular and light equipment use

during construction. Post construction emissions limited to
vehicular use by residents and staff.

b. Are there any off-site sources of emissions or odor that may affect your proposal? If so,
generally describe. [help]
No

c. Proposed measures to reduce or control emissions or other impacts to air, if any: [help]
None

3. Water [help]
a. Surface Water:

1) Is there any surface water body on or in the immediate vicinity of the site (including
year-round and seasonal streams, saltwater, lakes, ponds, wetlands)? If yes, describe
type and provide names. If appropriate, state what stream or river it flows into. [help]
No

2) Will the project require any work over, in, or adjacent to (within 200 feet) the described
waters? If yes, please describe and attach available plans. [help]
No

3) Estimate the amount of fill and dredge material that would be placed in or removed
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from surface water or wetlands and indicate the area of the site that would be affected.
Indicate the source of fill material. [help]
None

4) Will the proposal require surface water withdrawals or diversions? Give general
description, purpose, and approximate quantities if known. [help]
No

5) Does the proposal lie within a 100-year floodplain? if so, note location on the site plan.

[help]
No

6) Does the proposal involve any discharges of waste materials to surface waters? If so,
describe the type of waste and anticipated volume of discharge. [help]
No

b. Ground Water:

1) Will groundwater be withdrawn from a well for drinking water or other purposes? If so,
give a general description of the well, proposed uses and approximate quantities
withdrawn from the well. Will water be discharged to groundwater? Give general
description, purpose, and approximate quantities if known. [help]

No groundwater will be withdrawn for construction
dewatering purposes or for drinking purposes. Due to the
impermeable nature of the glacial till overlying the site,
no stormwater infiltration systems are planned for the
project, nor is any incidental water infiltration expected.

2) Describe waste material that will be discharged into the ground from septic tanks or
other sources, if any (for example: Domestic sewage; industrial, containing the
following chemicals...; agricultural; etc.). Describe the general size of the system, the
number of such systems, the number of houses to be served (if applicable), or the
number of animals or humans the system(s) are expected to serve. [help]

None

c. Water runoff (including stormwater):

1) Describe the source of runoff (including storm water) and method of collection
and disposal, if any (include quantities, if known). Where will this water flow?
Will this water flow into other waters? If so, describe. [help]
Rainfall from rooftops and pavement will be the primary

soure for runoff. Stormwater runoff from the roof will be
collected by downspout leaders and runoff from from the
driveway by a trench drain. This water will be detained and
released from the site to the City’s storm drainage system
within SE 16th Street. This water will ultimately reach
reach Lake Washington by means of the Mercer Slough.
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2) Could waste materials enter ground or surface waters? If so, generally describe. [help]
No

3) Does the proposal alter or otherwise affect drainage patterns in the vicinity of the site? If

so, describe. [help]
No. Storm water from the site will be collected, detained,

and released from the site at the pre-developed rate.

d. Proposed measures to reduce or control surface, ground, and runoff water, and drainage
pattern impacts, if any: [help]
A stormwater facilty controlling peak runoff flows during
storm events is part of the proposal to reduce drainage

st I:mp'&l,f"‘i i hagetd o . y
‘o e’ & Crad€
4. Plants [help] Ofpi;taﬁ on b Cleer &
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a. Check the types of vegetation found on the site: [help]
Xldeciduous tree: alder, maple, aspen, other: Click here to enter text.
Xevergreen tree: fir, cedar, pine, other: Click here to enter text.
Xshrubs
Clgrass
Opasture
Ccrop or grain
OOrchards, vineyards or other permanent crops.
Owet soil plants: cattail, buttercup, bullrush, skunk cabbage, other: C1ick here to
enter text.
Owater plants: water lily, eelgrass, milfoil, other: C1ick here to enter text.
Oother types of vegetation: C1ick here to enter text.

b. What kind and amount of vegetation will be removed or aitered? [help]
Removal and mitigation of limited trees in accordance with
local codes. Removal of invasive species and restoration to

native plants.

c. List threatened and endangered species known to be on or near the site. [help]
None known.

d. Proposed landscaping, use of native plants, or other measures to preserve or enhance
vegetation on the site, if any: [help]
Use of native plants

e. List all noxious weeds and invasive species known to be on or near the site. [help]
English Ivy

5. Animals [help]

a. List any birds and other animals which have been observed on or near the site or are known
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to be on or near the site. [help]
Examples include:

birds: (Dhawk, Oheron, Ceagle, Osongbirds, other: American crow, American robin, black-
capped chickadee, dark-eyed junco, European starling, rufous-sided towhee, song sparrow,
stcller’s jay and winter wren.

mammals; [deer, Obear, Oelk, Clbeaver, other: none observed

fish: [Ibass, Osalmon, Cltrout, Clherring, CIshellfish, other: none

List any threatened and endangered species known to be on or near the site. [help]
None identified

Is the site part of a migration route? If so, explain. [help]
All of wWashington is within the Pacific Flyway
Proposed measures to preserve or enhance wildlife, if any: [help]

None

List any invasive animal species known to be on or near the site. [help]
None known

6. Energy and Natural Resources [help]

a. What kinds of energy (electric, natural gas, oil, wood stove, solar) will be used to meet

the completed project's energy needs? Describe whether it will be used for heating,
manufacturing, etc. [help]
Electirc, Gas - power and heating

Would your project affect the potential use of solar energy by adjacent properties?
if so, generally describe. [help]
No

What kinds of energy conservation features are included in the plans of this proposal?
List other proposed measures to reduce or control energy impacts, if any: [heip]
Low-e appliances, LED lighting

7. Environmental Health [help]

a. Are there any environmental health hazards, including exposure to toxic chemicals, risk
of fire and explosion, spill, or hazardous waste, that could occur as a result of this proposal?
If so, describe. [help]
No
1) Describe any known or possible contamination at the site from present or past uses.
[help]
None known
2) Describe existing hazardous chemicals/conditions that might affect project development
City of Bellevue SEPA Environmental Checklist March 2017 Page 7 of 13
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and design. This includes underground hazardous liquid and gas transmission pipelines
located within the project area and in the vicinity. [help]
None known

3) Describe any toxic or hazardous chemicais that might be stored, used, or produced
during the project's development or construction, or at any time during the operating life
of the project. [help]

None

4) Describe special emergency services that might be required. [help]
None

5) Proposed measures to reduce or control environmental health hazards, if any: [help]
None

b. Noise [help]

1) What types of noise exist in the area which may affect your project (for example:
traffic, equipment, operation, other)? [help]
Low levelis of vehicular traffic

2) What types and levels of noise would be created by or associated with the project on a
short-term or a long-term basis (for example: traffic, construction, operation, other)?
Indi-cate what hours noise would come from the site. [heip]

Short term construction noise

3) Proposed measures to reduce or control noise impacts, if any: [help]
Contruction to occur only within ours permitted by the City

of Bellevue /Mp[{dﬁ' /Wlﬁﬂé'iﬂdl /977 ami[ca fron
8. Land and Shoreline Use [help] of R 118

a. What is the current use of the site and adjacent properties? Will the proposal affect current
land uses on nearby or adjacent properties? If so, describe. [help]
Commercial, Single Family, Multi-family. Proposal will have
no impacts to adjacent land uses.

b. Has the project site been used as working farmlands or working forest lands? If so,
describe. How much agricultural or forest land of long-term commercial significance will be
converted to other uses as a result of the proposal, if any? If resource lands have not been
designated, how many acres in farmland or forest land tax status will be converted to
nonfarm or nonforest use? [help]

No

1) WIill the proposal affect or be affected by surrounding working farm or forest land normal
business operations, such as oversize equipment access, the application of pesticides,
tilling, and harvesting? If so, how: [heip]

No

c. Describe any structures on the site. [help]
None
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d. Will any structures be demolished? If so, what? [help]
N/A

e. What is the current zoning classification of the site? [help]
Neighborhood Business, Transition District overlay

f.  What is the current comprehensive plan designation of the site? [help}
Commercial / Retail

g. If applicable, what is the current shoreline master program designation of the site? [help]
N/A

h. Has any part of the site been classified as a critical area by the city or county? If so,
specify. [help]
Yes, a small portion of approximately 1,400 SF is considered
to be a steep slope by the City of Bellevue

i. Approximately how many people would reside or work in the completed project? [help]
42 residents, approximately 10 staff at any given time.

j. Approximately how many people would the completed project displace? [heip]
None

k. Proposed measures to avoid or reduce displacement impacts, if any: [help]
N/A

I. Proposed measures to ensure the proposal is compatible with existing and projected land

uses and plans, if any: [help]
The project will undergo a Conditional Use and Design Review

process with the City of Bellevue

m. Proposed measures to ensure the proposal is compatible with nearby agricultural and forest
lands of long-term commercial significance, if any: [help]
N/A

9. Housing [help]

a. Approximately how many units would be provided, if any? Indicate whether high, middle, or

low-income housing. [help]
21 sleeping units for memory care residents. Middle to high

income.

b. Approximately how many units, if any, would be eliminated? Indicate whether high,
middle, or low-income housing. [help]
None

c. Proposed measures to reduce or control housing impacts, if any: [help]
None
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10. Aesthetics [help]

a. What is the tallest height of any proposed structure(s), not including antennas; what is
the principal exterior building material(s) proposed? [help]
Approximately 30°

b. What views in the immediate vicinity would be altered or obstructed? [help]
No significant views would be obstructed by the project.

c. Proposed measures to reduce or control aesthetic impacts, if any: [help]
Restoration of invasive species, Replacement trees for tree
removal, along with transition district buffer will help
maintain a visual buffer between adjacent lower impact uses.
Design review will assure that the project is consistant with
the adjacent neighborhood and the city’s design standards.

11. Light and Glare [help]

a. What type of light or glare will the proposal produce? What time of day would it mainly

occur? [help]
Limited entry and path lighting will be present during

nighttime hours.

b. Could light or glare from the finished project be a safety hazard or interfere with views?

[help]
No

c. What existing off-site sources of light or glare may affect your proposal? [help]
None

d. Proposed measures to reduce or control light and glare impacts, if any: [help]
Indirect fixtures for exterior lighting.

12. Recreation [help]

a. What designated and informal recreational opportunities are in the immediate vicinity? [help]
Some retail and parks within walking distance.

b. Would the proposed project displace any existing recreational uses? If so, describe. [help]
No

c. Proposed measures to reduce or control impacts on recreation, including recreation

opportunities to be provided by the project or applicant, if any: [help]
Project will contain both interior and exterior recreation

space for the residents.

13. Historic and cultural preservation [help]

a. Are there any buildings, structures, or sites, located on or near the site that are over 45

City of Bellevue SEPA Environmental Checklist March 2017 Page 10 of 13
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years old listed in or eligible for listing in national, state, or local preservation registers
located on or near the site? If so, specifically describe. [help]
No

b. Are there any landmarks, features, or other evidence of Indian or historic use or occupation?
This may include human burials or old cemeteries. Are there any material evidence,
artifacts, or areas of cultural importance on or near the site? Please list any professional
studies conducted at the site to identify such resources. [help]

None known

c. Describe the methods used to assess the potential impacts to cuitural and historic resources
on or near the project site. Examples include consultation with tribes and the department of
archeology and historic preservation, archaeological surveys, historic maps, GIS data, etc.

[help]

None

d. Proposed measures to avoid, minimize, or compensate for loss, changes to, and
disturbance to resources. Please include plans for the above and any permits that may be

required. [help]
None

14. Transportation [help]

a. ldentify public streets and highways serving the site or affected geographic area and
describe proposed access to the existing street system. Show on site plans, if any. [help]
SE 1l6th St.

b. Is the site or affected geographic area currently served by public transit? If so, generally
describe. If not, what is the approximate distance to the nearest transit stop? [help]
Yes, Bus route. Nearest service is approximately % mile away

on 145th St.

¢. How many additional parking spaces would the completed project or non-project proposal
have? How many would the project or proposal eliminate? [help]
13 new parking stalls, 1 new loading stall

d. Will the proposal require any new or improvements to existing roads, streets, pedestrian,
bicycle or state transportation facilities, not including driveways? If so, generally describe
(indicate whether public or private). [help]

Limited sidewalk and ROW improvements to bring the frontage up
to current city standards.

e. Wil the project or proposal use (or occur in the immediate vicinity of) water, rail, or air
transportation? If so, generally describe. [help]
No

f. How many vehicular trips per day would be generated by the completed project or proposal?
If known, indicate when peak volumes would occur and what percentage of the volume
would be trucks (such as commercial and nonpassenger vehicles). What data or
transportation models were used to make these estimates? [help]

An increase of approximately 8 new a.m. peak hour trips and 9
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new p.m. peak hour vehicular trips are estimated with the
project, and are not expected to generate any significant
adverse traffic operational impacts or trigger concurrency
review

g. Will the proposal interfere with, affect or be affected by the movement of agricultural and
forest products on roads or streets in the area? If so, generally describe. [help]
No

h. Proposed measures to reduce or control transportation impacts, if any: [help]
None

15. Public Services [help]

a. Would the project result in an increased need for public services (for example: fire
protection, police protection, public transit, health care, schools, other)? If so, generally

describe. [help]
Project will result in a limited increase to fire, police,

transit, health care, to serve the anticipated 42 residents.

b. Proposed measures to reduce or control direct impacts on public services, if any. [help]
Completed project will encourage staff to use public transit.

16. Utilities [help]

a. Circle utilities currently available at the site: [help]
electricity, natural gas, water, refuse service, telephone, sanitary sewer, septic system,
other
Electric, Gas, Water, Telephone, Refuse, Sewer

c. Describe the utilities that are proposed for the project, the utility providing the service,
and the general construction activities on the site or in the immediate vicinity which might
be needed. [help]

New power and gas service will be provided by PSE.

Telecommunication service will be provided by Centurylink or
Comcast. New domestic, irrigation, and fire service will be

provided by the City of Bellevue. New sanitary sewer service
will be provided by the City of Bellevue.

C. Signature |help] \

The above answers are true and complete to the best of my knowledge. | understand that the lead
agency is relying on them to make its decision.

Signature: et _—

Name of sign[e: éames Brown
Position and Agency/Organization: Wattenbarger Architects
Date Submitted: September 14, 2018
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